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ABSTRACT

In Nigeria and other developing countries of the world,
pl anni ng and devel opnent of new retail areas have been used as a
means of decentralising the existing traditional retail areas,
whi ch nostly have evol ved wi t hout due pl anni ng consi derati ons and
therefore, have constituted a nuisance to the urban areas in
whi ch they are | ocated. In view of the fact that the system of
di stribution of goods and services is essential' to any econony,
the location, structure and design of these retail areas conprise
an inportant challenge facing urban planners today.

It is in recognition of this fact that this thesis ained at
anal ysing and appraising the existing comercial area in Gsogbo,
with a view to suggesting appropriate physical planning
proposal s.

The study was approached from both the theoretical aspect;
which reviewed various planning concepts, principles and
standards through an inventory of existing literature, and the
enpirical conponent which involved a study of the existing
situation of retail area, using reconnai ssance survey, persona
observation and other secondary data sources. The study reveal ed
that there is inadequacy in the supply of commercial areas in
OGsogbo. Also, inspite of their inadequacy their location is so
uneven that people living in certain parts of the tow are at a
di sadvantage with respect to accessibility to existing comercial
areas. Qher physical planning problens identified, ranges from
congestion, lack of adequate infrastructures, |lack of proper

pl anni ng and poor environnent.



Consequent to the above findings the follow ng proposal s and
reconmendati ons were nmade: nore retail centres, to reduce the
| arge deficit, redevel opnment of the existing retail structures,
by providing the lacking ancillary facilities and lastly
conpr ehensi ve spatial planning of the entire commercial areas.

It is believed that this wll assist in the proper
devel opnent of commercial area, so that it beconmes wel
appreciated in view of its positive contribution, to the econony
of the urban area, as regards enploynent provision and incone
generation. Policy reconmendations were given to provide the

necessary incentives as well as the machinery for the effective

realisation of the proposals.

Vi
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CHAPTER ONE

1.0 INTRODUCTION

The retailing of goods and services constitutes an important
part of the central functions which urban centres, performs to
service its inhabitants and those of its hinterland. It forms
part of the economic bond between the city and its dependent
region. Within the city, institutions for retailing of goods and
services occupy specific locations, constituting a distinctive
type of land use.

However, in recent years, the inadequacies which afflict
other aspects of the urban life have also affected the urban
economic way of life. A prominent aspect of the urban economic
crisis is the inadequacies and deteriorating condition of places
where commercial activities take place.

The proper planning of these areas are therefore of great
importance to the economic survival of the city in view of its
significant roles as regards employment provision and income

generation.

1.1 THE RESEARCH PROBLEM

In Nigeria, like most developing countries, towns are
growing rapidly, particularly those that serve as administrative
and industrial centres. Over the years, these towns have
attracted a large number of migrants and civil servants and
employees of private establishments. This has resulted in

unprecedented growth of the urban population with spectacular



spatial expansion. This is commonly associated with man}

problems, the most outstanding of which is the increasing

h‘

overcrowded and substandard commercial structure.

As urban authorities are increasingly unable to provide the
facilities that would facilitate the unfettered pursuit ol
economic activities, there has developed a widening gap betweer
the supply of commercial facilities and the demand for them.
This gap has partially been filled through the activities of
private investors in response to the market forces. However, the
intervention is not guided by any planning priqgiples or concept,
but rather motivated by economic gain. This has contributed tc
the haphazard location, uncontrolled and unco-ordinated growth
and development of commercial facilities iﬁ the urban area.

In Osogbo, like other indigenous urban centres, the major
commercial areas ére located in the heart of the city, where
there is very lirﬁited space for expansion. Therefore in order to
accommodate the changes that accompany rapid growih of the town,
othér retail. outlets and_ shopping complexes are developing
cutside the traditional market places. However, these numerous
commercial outleté have not served the same purpose as a planned
hierarchy of commercial development for a' town of such status.
Since their development has not been guided by any planning
principles.

There is the need to arrest and correct the present
proliferation of these subestandard commercial outlet, by

planning'of the commercial growth.

However, towns that are wundergoing transition from

[



traditional to modern settings, as a result of being capital
cities, are bound to experience some demands which are associated
with the components of modern development. For such towns it is
necessary to investigate the possible misfit in its commercial
structure vis-avis the transition and planning implications.
There is also the need to investigate to what extent the
concept, principles and practice of commercial development, drawn
from modern economy can be incorporated or accommodated in the
situation of Csogbo, as basis for effective planning towards
sustainable coﬁmercial develcopment in the town as well as similar

towns in Nigeria.

1.2 AIM AND OBJECTIVES

1.2.1 Aim
The study aims at identifying the nature and forms of
commercial development in Osogbo with a view to proposing

physical planning strategies for effective commercial development

in Osogbo and similar towns.

1.2.2 Objectives
In order to achieve the above aim, the following objectives

have been set.

i) To appraise the land use pattern and identify the nature and
forms of commercial development in Osogbo.
ii) To examine the physical problems assoclated with the pattern

and its planning implications.



iii) To make appropriate physical planning proposals that will
integrate the existing commercial centres with the proposed
hierarchy of centres.

iv) To formulate implementation and management strategies for

effective commercial development in Osogbo.

1.3 SCOPE AND LIMITATION

The study focuses on intra urban retail activities in
Osogbo. It does not isclate the inter city commercial activity
system and its land use implications. The economic dynamics
associated with the commercial land use 1is also not covered
except to the extent that clarification is given to the physical

dimension of land use.

1.4 METHODOLOGY OF THE STUDY

1.4.1 Research Approach

The analytical research method was adopted throughout the
study. This is approached from two broad angles, the theoretical
and empirical.

The theoretical approach consists of literature review of
concepts and standards for planning commercial development, while
the empirical apprecach involves the study and observation of the
existing situation in the study area.

Findings from the two approaches were then synthesized for
the purpose of developing a strategy for effective Commercial

Development in Osogboc (see fig 1.1)
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FIG. 1.1  Approach of the study

1.4.2 Framework for the study

The study which is approached from two broad angles; the
theoretical and empirical, begins with the identification and
clear definition of the problems of the study.

This is followed by a review of theore;ical conceplts and
literature review of planning principles and standards as adopted
in Nigeria. The nature, forms and problems of existing
commercial structure in Osogbo were also appraised.

The result of the literature and field findings was then
evaluated to see 1if there 1is a relationship between the
assumption made and the results of the field survey. These twc
are then synthesized from which inferences were drawn anc

5



proposals made (see fig 1.2)

PROBLEM DEFINITION —]

LITERATURE REVIEW "EMPIRICAL COMPONENT FIELD |
C°NC““‘[“Q"°“~DS SURVEY/DATA COLLECTION
J
A Y
EXISTING SITUATION 0_
MARKET/SHOPPING DUSTRICT PROBLEM IDENTIFIED
EVALUATION FINDINGS J
JIMFERENCES

¥

PROPUSALS RECOMMENDATIONS

|

b 4

IMPLEMENTATION

FIG. 1.2 THESIS STRUCTURE

The thesis is organized into five chapters. The first,
comprises the introductory chapter and this deﬁines the scope for
the study as well as the research methods used. The second
chapter presents the theoretical background to the empirical

analysis, inferences and proposals in the subsequent chapters.

1.5.0 Data collection methods
The data for this study were from two sources that is the
primary and secondary sources using questionnaire method

principally.



A reconnaissance survey of the area was conducted, with the
aid of the base map in order to determine the nature and location
of commercial places within the study area and also to gather
relevant information that was wused in design of the
questionnaire.

The primary source, which is mainly empirical studies, is
largely field work and interviews. This includes data relating
to the physical conditions of commercial places. A comprehensive
guestionnaire to cover name, types and retail functions of all
the commercial places was also designed and applied. However for
in-depth study of the commercial area relating to its physical
and socio-economic characteristics of traders and shoppers. Some
retail outlets were considered as case study.

The secondary source, included reference to relevant
literature, published and unpublished materials, Journals, Text
and Statistical records from where useful information were
obtained.

Lastly relevant government officials were visited to discuss

and check survey findings and figures.

1.8.1 Data analysis

The collation and analysis of data are manually processed,
except where it becomes very necessary to use the computer. The
use of charts and figures was employed for proper illustration
of results éf data analysis.

The problem faced and created by the commercial outlet are

visually illustrated by means of field photography,plans and



diagrams.

1.6 BACKGROUND OF THE STUDY AREA
1.6.3 Geographical location of Osogbo

Osogbo is a traditional Yoruba town some 96km North East of
Ibadan, and about 220km from Lagos. The town is situated between
latitude 7° 45' and 7° 48' North of the equator and longitudes 4°

32' and 4° 35' east of meridian.

1.6.2 Population

Osogbo has been experiencing a relatively much faster steady
population growth rate than any other town within it’s region
over the past decades and most especially after the establishment
of colconial administration in Nigeria. The first overhead count
in 1911 put its population at 59,821, but by 1952 the population
figure for Osogbe was 122,698 showing an annual percentage change
of B8.69% and by 1963 the population figure reveal an annual
change of 4.02%. However 1991 National Census put the population

at 297,317 (see table 1.1).
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TABLE 1:1 POPULATION FIGURE OF OSOGBO 1952 - 1991

YEAR POPULATION % CHANGE
1952 122,698

1963 208, 966 + 4.02
1991 297,317 =

SOURCE: National Census

Using the projected average growth rate as given by National
Population Commission in fig 1.3, Osogbo by 1996, 2001, 2006,
2011 and 2016, will have an average growth rate of 2.8%, 2.8%,

-y

.71% and 2.67% respectively (see table 1.2). Putting the

]

procjected population of the town at 341,339 and 584,112 by 1996

and 2016 respectively.

TABLE 1.2 PROJECTED POPULATION OF OSOGBO 1996 - 2016
YEAR PROJECTED POPULATION RATE
1986 341,338 + 2.8
2001 391,879 : + 2.8
2006 447,935 + 2.7
2011 512,010 2 odid
2016 584,112 2.67
SOURCE : Author Projection Using Medium Growth Rate

The above population figures have severe implication on the
commercial activities and physical environment in general. For

increase in population invariably leads to increase in demand for

9
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residential, commercial and infrastructural facilities to be
provided. But inspite of increasing population couple with
increase demand for commercial facilities. The physical extend

of the main commercial outlet in the town still remain the same.

10



CHAPTER TWO

2.0 THEORETICAL BACKGROUND AND LITERATURE REVIEW

2.1 THEORETICAL BACKGROUND

Central place theory and general interaction theories have
provided the major frameworks for macro studies in planning
commercial area. These theories which have been used in more
detailed description and specifications about the location and
sizes of commercial facilities are built on the premise that a
population distributed over space, has needs for consumer’s
goods. According to Davies (1976) these are predictable and
result in a regular pattern arising from a system of regular
interaction of consumers and centres determined by economic and
cultural values. From this emerge the concept of threshold and
Range of Goods.

Christaller’s, Threshold concept, which is an econcomic
concept, determines that minimum amount o¢f population or
purchasing power that will support a centre or business activity.
The concept of range of goods is a spatial concept and determines
the maximum distance consumers will be prepared to go in order to
buy a good offer for sale at a particular centre before going
elsewhere.

The two concepts specify the estimated population to be
served and the distance from residences by various types of
commercial establishment. This prompted Onokerhoraye (1982) to
conclude by saying “we can in simple terms conveniently say that

planning standards derived from the central place Yheory as T

- 474499 -



as demand for and locaticn of commercial facilities is concerned;

' g

consis of estimates of population required to support a

0

particular type of commercial centre (Threshold population) and

estimates of distance which people are ready to cover to buy a

good offers at a centre (Range of Goods)” see table 2.1 below).
TABLE 2.1

POPULATION TO BE SERVED AND DISTANCE FROM RESIDENTIAL AREA BY

DIFFERENT COMMERCIAL ESTABLISHMENT

TYPE OF COMMERCIAL DEVELOPMENT | DISTANCE IN KM POPULATION RANGE TO BE
FROM RESIDENT SERVED
Convenience shops (4 - 6 in a 0.4 - 0.53 500 = 1,000
group)
Market i) minor 0.8 = 1.6km 10,000 - 20,000
ii) major 3.2 - 6.4km 50,000 and above
Departmental store
i) small Ty6o= 3.2 10,000 - 30,000
ii) large 8 and above 50,000 and above
Banks and other Commercial 1.6 - 6.4 15,000 - 40,000
Centres

SOURCE: vagales (1972) Manual Space Standards for Urban Developt in W./Nigeria.
Garrison and Berry (1963) in their study of American cities
provided a theoretical framework for an understanding of the
factors that underlie the size and distribution of centres in
cities, Using the Range of goods and threshold population
concepts of Christallier’s central place theory, they deduced
that hierarchy of commercial centres and functions exist within
a city, because different commercial functions have different
demand levels. Also consumers spend differing proportions of
their income on different goods and services and purchase them

with different degree of frequency.



Consumers travel only short distances for frequently,
demanded goods and services, such as meat and grocery, and longer
journeys are made to purchase less frequently demanded goods e.g
furniture or other goods found in specialized centers. Hence low
threshold for high frequency functions are found in lower level
centres, whereas high threshold, low frequency functions are
found in higher order centres serving larger trade area.

Proudfoot (1967) therefore concluded that retailing in
Bmerican cities have at least five hierarchy, which are; the
isolated store clusters, the Neighbourhood Business street,
community centre, regional shopping centre and the Central
Business District.

In Britain, most of the urban planning studies have shown
some conformity to the five hierarchy of shopping centres as for
American cities (Burns 1969). Accordingly, planners have used the
terms local centxes or subcentres, Neighbourhood centres,
district centres, regional centres and Central Area or Main

centre (see table 2.2 below)



TABLE 2:2
TRADITIONAL PLANNING NORMS FOR SHOPPING CENTRES IN BRITISH

TOWNS

CENTRAL AREAS Population of 150,000 is required to
support district centres in surrounding

areas.

Regional Centres | These are normally found only in
conurbations and represent former town
centres that have been absorbed into

wider urban area.

District Centres | The relate to a catchment area of 30,000

and contain about 100 shops in order

centres.
Neighbourhood These relate to a catchment area of
Centres 10,000 and contain about 35 shops.
Local or sub These vary from isolated corner stores to
centre small local parades and cater for a

population of 500 - 5,000.

SOQURCE: Ross L. Davies Marketing Geography (1976)

Afam (1963) states that India displays the same five basic
constituents of retail structure that have been described for
American cities. The only sharp contrast, is that the larger
percentage of the neighbourhood business centres in India, just
as in Nigeria, is the municipal food market, with shops forming
a complementary adjunct. However Afam was of the opinion that
the character of the shopping centres varies with the income
structure and cultural attributes of the population served.

Qkoye (1985)submits that the structure of the commercial
areas in Nigeria city comprise the following in hierarchical

order.
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= The central Area, which coensist of the main market and the

adjoining shopping area. . . -
e

- The outlying nucleated retail area. This consists of the
neighbourhood market with their ring of stores, lccated in
the residential area.

= The road side shopping belt. These are ribbon like
development of shops along the major streets that lead away
from CBD, and

- The Neighbourhood store clusters. These are group of stores
developed within the residential areas along other streets
apart from the one leading to the central area, and usually
broken up into clusters by non retail area mostly
residential.

Okoye observed that retail area generally in Nigeria cities
have all grown up organically, with little or no planning. He
then concluded by emphasising the need for comprehensive spatial
planning of the retail areas, so as to make for more efficient
functioning of the system.

Also Gibbered (1959) approaches the issues of hierarchy by
classifying commodities into three broad categories. These are
convenience, Demand and Impulse goods.

The convenience goods according to him, are the essential
day to day goods that have to be bought frequently, as most of
them are perishable and consumed quickly. The demand good, on
the other hand are those which are for the most part necessities,
but which are not purchased at frequent or regular intervals by

households e.g furniture cloths e.t.c. Luxury goods, are those

13



which are bought suddenly on the impulse, goods which the
purchaser often had no intention of buying. These are mainly
articles like jewellery, perfumes and other luxury items.

The combined result of the above according to Christaller’'s
theory is that centres engaged in convenience trade become
densely distributed over the landscape, since they can survive
from the frequent visit of a small local population. Centres that
engage in demand and luxury goods, become much more widely
dispersed, since they can survive from the occasional visit of a
larger non local or urban population (see fig 2:1)

From the above review we could easily conclude that central
place theory dictates that consumers will always visit the
nearest centre to them which offers the goods that they require.
Although these may sometimes occur in isolation, they are more
often grouped together with other like business to form distinct
types of business complex. They may either be compact shopping
centres in the middle of residential areas, linear distributions
of businesses alongside major roads, or special district found
inside the main centre or central area.

Studies by physical designers have ended up with suggestions
on the pattern and concept behind the design of commercial
centres. According to Gibbered (1959), the various categories of
goods are sold through the market, the shopping street, the
department store and the precinct.

Gibbered also defines the market as the oldest form of
shopping centre, consisting of series of stalls or booths

arranged in rows in an open or sometimes a covered space around
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which the patronizer can circulate. Although circulation is in
theory a lineal one, frequent spaces are left between the rows so
that the shopper can cut across from row to row thereby setting
up a gyratory movement (see fig 2:2). Since the shopping activity
is essentially a pedestrian one.

The shopping street which developed through the old market
stalls becoming permanent structures was the most popular form of
shopping space in Europe. According to Gibbered (1959) consists
of a street bounded on both sides by shops which have show
windows and entrance doors at the back edge of the pavement and
storage space and goods access at the rear facing a service way
or road (see fig 2 :3). For tradesman preferred his shop to be on
a busy traffic route and the shopper liked to be able to park in
front of the shop of his chaoice.

The departmental store which might be likened to different
kinds of shop under one roof, has both the characteristics of
both market and of the shopping street. As the store is a series
of shops, the customer is not limited to a particular range of
good. The internal display functions in the same way as the
stalls of the market, for the goods can be seen and handled at
close quarters, but with the shop’s advantage that they are under
cover and movement within may be gyratory, as in the market (see
fig. 2:4).

In recent time, it is noticed that the density of traffic is
greater in commercial area than the available waiting bays. This
has resulted in traffic hold up along road leading to commercial

centres and shopping street. The accepted solution proposed by
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Gibbered is to remove motor car altogether and pave the space
over to form a precinct. The precinct concept on the other hand
tries to relate shopping area to parking and vehicular
circulation, in and around commercial areas.

At present it takes three broad forms, these are alleys
which have not been wide enough for vehicles; shopping street
closed to wheeled vehicles, and precincts designed as such from
the on set (see fig. 2:5).

Davies (1972) writing also on the precinct proposed that
roads for both private and service vehicles should be on the
periphery of the precinct and service bays are provided to the
shops. Numerous short cuts are made between the building to
connect the car parks to the shopping area (see fig 2:5). Hence
there 1is complete isclation of vehicular traffic from the
commercial activities zone by providing adegquate parking spaces
at every side of the commercial area.

Another type of precinct as recommended after a study
undertaken by the distributive trades EDC (1972) suggested siting
of access from carp parks at the disposition of magnets which may
be a department stores, and says that the access should be
narrowed to encourage impulse shopping (see fig. 2.6).

Lewis Kebble also discusses the precinct and sets out two
main layout types which could achieve pedestrianization of the
shopping area using the inner ring roads. This is illustrated in
figure 2.7).

Gillian Pain (1967) was of the opinion that although the

financial capabilities of a particular society influenced

/:*\
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A CONCEPTUAL SKETCH OF SHOPPING PRECINCT

dopp o 4 00 B~

Source :

T, e Yy dr e

Shops

Service area

Cars
Oisplay window
Service route

Pedestrian circulation

Town Design , by F. Gibberd

18




A CLUSTER MALL WITH A CENTRALLY LOCATED MAGNET

CAR| PAHK

~[M
.' -
L O -
!". i -
: CAR| PARK
:
F1G. 2.6
KEY
Car parks
Magnet .

Rows of shops.

LEET

Pedestrian mall

SOURCE: Victor&Larry,Shopping Towns in USA.

1%



_(_J_ONC'EI‘TUAL SKETCH OF PRECINCT

FIG. 2.% o F @ 5
An inner ring road with roads running
inwards and terminating at inner cul - de -sac .

Source . Lewis Kebble.




planning and design concepts, precinct forms the basis of design
planned to create horizontal segregation of vehicles and

pedestrians in commercial areas.

2.2 LITERATURE REVIEW OF COMMERCIAL PLANNING IN NIGERIA
Vagale (1974) made a piocneer work as regards Design

principles and standard for planning commercial areas in Nigeria.

In his work he classified in hierarchical manner commercial

development in Yoruba cities as follows:

a) Convenience or corner shops

b) Markets (this could be local or town level daily or
periodic)

c) Trading streets

d) Departmental stores

e) Commercial offices or establishments

f) Banks, cooperative societies e.t.c

In a similar study in Ilorin, Onakehoraye (1982) examined
planning standards, which according to him_were evolved from
review of planning literatures, naticnal and state development
plans and urban master plans in Nigeria. This he hoped will
provide the conceptual background to the analysis of the existing
as well planning for the future provision of commercial
facilities in Nigerian cities.

Some of those standards proposed by Vagale and reviewed by

Onakehoraye are as follows:



i) Commercial area space requirement for city by sie,
population and functions
This gives the percentage area that may be devoted to
commercial development by population size and funcion of town.
TABLE 2:3

COMMERCIAL AREA BY SIZE AND POPULATION

Size of Population Commercial area as % of total
town developed area
Small Below 50,000 2.0 = 3,0
Medium 50,000 - 250,000 3.0 - 4.5
Large Above 250,000 4.5 = 6.5
SORUCE : Vagale (13972)
TABLE 2:4

COMMERCIAL AREA BY FUNCTIONS OF TOWNS

Functions % Of Area For Commercial
Activity

Industrial town 3.5 - 4

Mining town 2 =3

Transport btown Z2:5 — 3

Port town 5 =6

Commercial town 6 - 7

State/Local Govt. Headq, 3 -4

Administrative towns

Multifunctional town R

SOURCE: s5.K. Kulshrestha (1972)
11) Site area and coverage of Commercial Establishment
This specifies the minimum amount of land area that should

be allocated to different types of commercial centres that
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characterise most Nigeria urban areas, and also

of what should be built up (see table 2:5)

TABLE 2.5

SITE AREA AND COVERAGE

the percentage

Types of Commercial Site Area (Ha) % Coverage
Development
Convenience shops 440m2 - 667m2 25 = 30
Market a) small U8B — 1,2 30 - 35
b) large 4.3 25 - 30
Departmental store
a) small P = 0.3 30 - 40
b) large 0.8 - 2.0 30 - 35
Commercial cffices varies 25 = 30
Banks 0.4 - 1.2 30 - 35

SOURCE : Mobogunje (19&4)

iii) Land allocation in a Commercial Area

He also specified the recommended propcrtion in percentages

of land allocation to wvariocus activities within

cenktre (see table 2:6 below)

TABLE 2:6

Lhe commercial

LAND ALLOCATION IN A COMMERCIAL AREA

Land use % of Developed- Area
Shcps/étall 30 - 40
Organised open space 15 - 20
Utilities, services and 10 - 15
facilities

Street, walkway parking lots 15 - 20

Other uses 10 - 12

SOURCE :

Vagale (1972)




iv) Set Backs

Depending on the type of commercial development and the
hierarchy of the abutting road, sufficient set back of commercial
buildings and structures from the centre lines of the abutting

-~

roads are recommended (see table 2:7 below)

TABLE 2:7

SET BACKS OF COMMERCIAL DEVELOPMENT FROM CENTRE LINE OF
ABUTTING ROADS

TYPE OF COMMERCIAL Set Backs in Metres

Development Major Collector Local cul-de-sac
Road Road Road

Convenience shops = = 3 -4 3 = 3.5

Markets - 3 ~ 4 3 -4 =

Department stores 4 - 5 3 -4 - -

Commercial 4 -5 3 -4 - ~

establishment

Banks 4 - 5 3 -4 - -

SOURCE: Vagale (1972)

V) Commercial Density

That is the number of commercial employees per unit of
commercial area. According to Onakehoraye (1982) in developing
countries the average density 1is 52 employees per hectare,
however the adopted density in Nigeria is 40 employee/hectare.
vi) Shopping Area And Shopping Density

This specifies, population per shop in commercial centres
outside the traditional market places and the number of persons

per stall in market places. For every person in a town or city



is supposed to have a shop or stall where he/she does his/her
purchases. However this density decreases from the city centre
to the housing unit.

However the shopping density recommended for Nigeria is one
shop per 100 people, and one market stall for 40 person. (Arinze

197

}

an

vii) Parking Space

In order to avoid on street parking and ensuring a high
degree of safety in and around the commercial areas, an estimated
number of parking space per hectare of site a;ea to be provided
depending on the type of commercial establishment, Onakehoraye
then recommend number of parking space per hectare of site area
(see table 2.8 below)

TABLE 2:8

NUMBER OF PARKING SPACES PER HECTARE OF COMMERCIAL
DEVELOPMENT

TYPE NC OF PARKING SPACES PER

HECTARE OF SITE AREA

Market
1) minor 20 - 30

ii} major 30 - 40

Department stores

i) small 30 - 40
ii) large 40 - 60
Commercial offices 30 - 40
Banks 40 - 60

SOURCE: vVagale (1972)
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viii) Utilities and Facilities in Commercial Area
According to Onokehoraye (1982), Water, .Toilets and Solid
waste collection facilities are essential to satisfy the needs
of buyers and sellers alike. For instance water supply is
required in commercial areas for drinking, cleaning and fire
fighting purposes. Hence 24 to 40 litres per person per day or
alternatively one standing pipe per 250 to 300 traders and
customers at an interval of 75m to 90m in a traditional market.
Also one dry refuse receptacle with a capacity of 1 to 1.5
cubic metre is specified for every 10 to 15 shops. There is also
a need according to them for a central collection point where all
garbage of the commercial centre is collected and conveyed to the
garbage disposal site.
As regards toilet facilities, the number proposed depends
upcen the type and size of commercial development. 1In a
traditional market one water closet per 125 to 150 sellers and
buyers alike, while in case of department stores, banks and other
commercial offices it is 1 Water Closet for 15 to 20 employees,
Onokehoraye summarises that the question that arises from
the review of planning standards is “to what extent are the
planning standards identified with respect to various commercial
outlets in Nigerian cities conform with their present situation” .
To this he observed that physical planning is virtually absent
in both types of commercial outlets. For the traditional market
places are <congested and lack adequate infrastructu;al
facilities, while the modern commercial districts are allowed to

eyelayn baghiazaradly an their ouin,



Kumuyi (1987) made an attempt to highlight the major
problems responsible for the present condition of commercial area
in Nigerian urban centres. Squatting, illegal conversion of
residential and other buildings to commercial uses, unguided
development of commercial areas are some of those problems
identified. He was also of the opinion that while the traditicnal
market places, face the problem of restricted space allocation
and lack of infrastructures. The modern commercial district
represented a more rational use of space. However the major
factor responsible for their deteriorating condition was the
increasing wviolation of the landuse plan resulting from

encroachment and other abuses.

2.3 SUMMARY

In this chapter, an attempt was made to review the basic
theoretical framework embracing planning standards relating to
the provision and spatial distribution of various types of
commercial development in Nigerian cities.

However, a critical loock at the above concepts, standards
and practice, one may ask to what extent it is possible to
generalised planning problems, and the extent to which plannihg
decision is unique, Since concepts and standards are inevitable
generalisation and planning problems occurs in unique situation.
This is not suggesting that all planning concept and standard
should be abandoned and every planning problems be approached

from first principles everytime. But planners should be aware

o“f the influance of the Jocal asetbtings whidoh sesyp  seomey e
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invalidate partially or in totality, some of the assumptions of
such concepts and standards.

The question that arises from the above observation, as far
as the present study 1s concerned, 1is to what extent are the
planning concept and standard reviewed from literature conform

with the present situation of commercial development in Osoghbo.
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CHAPTER THREE

3.0 NATURE AND PROBLEMS OF COMMERCIAL AREA OF OSOGBO

PREAMBLE

The chapter which started with the appraisal of existing
land use of the study area, focusses on the nature, form and
spatial distribution of traditional market places as well as
those of modern commercial districts. This is with a view to

identifying their problems and planning implications.

3.1 APPRAISAL OF EXISTING LANDUSE

Osogbo like some traditional Nigerian cities is bifocal city
centre comprising of an old (indigenous) and new residential
neighbourhood area which are distinctly separated from each other
(see fig. 3.1). The old residential neighbourhood comprising of
Jagun Oluode, Isale Osun, Bale Gbomi, Oke Bale and Balogun, grew
concentrically around its traditicnal centre, Kings Market, the
palace and the central mosque. While the new residential
neighbourhood comprising o¢f Alekuwode, Ayetoro, Agowande to
mention but a few, grew concentrically around the central
business area, and linearly along the main road, from Gbogan -
Ikirun express by passing Osogbo town. Although the proportion
of the total developed urban land devoted to residential area in
Osogbo has declined remarkably, compared with the pre-colonial
pattern, however it is still the predominant land use. It covers

about 968.7 hectares which constitutes about 64.07% of the total



built up area of 1512.0 hectares.

Commercial activities which covers about 34.0. hectares of
developed area are mainly concentrated in the two main city
centre, and along major roads that radiate from the town centre,
thus forming linear commercial centres. The most important of
these axis are station road, Sabo road, Okefi; road and Ayetoro
road (see fig. 3:1). In the older part of the town traditional
market places provide commercial centres for the vast majority
of the people, while shops and shopping complexes own by privale
and cooperate organisation serve the new residential
neighbourhood.

Basic industries in Osogbo include the Osogbo steel Rolling
Mill, Machine toeol, Obelawo (PVC) Pipes Industries, PEEBEE
Nigeria Ltd. N?yi Ibikunle textile Limited, EMIDSON, to mention
but few. Most of which are located at the outskirt of the town
mostly along Ikirun and Ibadan Osogbo road. Survey conducted
revealed that there are two Sawmill located at Ale Kuwodo in
addition to other service industries, such as Bakeries mechanic
garages and blocksmith, which are unevenly distributed within the
town. Industrial activities covers 52.5 hectares; that is about

3.47% of the developed land area (see table 3:1)
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TABLE 3:1
OSOGBO EXISTING LANDUSE ANALYSIS

TYPE AREA IN HECTARE $ OF TOTAL
Residential 968.7 64.07
Commercial 34.0 2.25
Industrial 8323 3.47
Circulation 170.7 11.29
Public/semi public 219.4 12.51
Open 66.7 4.41
space/Reservation
TOTAL 1512.0 100.00

SOURCE: Field Survey

From the above use analysis circulation covers about 11.29%
of the total developed land area. Showing that Osogbo like any
other indigenous town is well served by a radial network of
primary roads. Most of the roads are two lanes, they are neither
paved nor properly maintained except the Ayetoro, Oke fia and the
Ayetoro Ring road, which by the time of conducting the survey are
in good condition. Generally Osogbo township roads are in bad
shape. This make movement within the town very difficult because
of the bad road.

Public and semi public uses cover about 14.51% of the
developed area. These comprises of government and gquasi
government institutions, schools and religious establishment.
Survey conducted revealed that most ¢of the public open spaces in
the town are associated with schools or institution playing
ground in addition to the vast area reserved for Osun shrine and

railway reservation that passes through the town.
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llaving known some basic background information about the
study area, the next chapter attempt to looking at the empirical

analysis of the nature and form of commercial area in Oscgbo.

3.2 O0S0GBO COMMERCIAIL GROWTH

In (Osogbo, 1like any other indigenous urban centre,
commercial areas have evolved organically over the years. The
open market has changed from periodic to daily market and
western department store systems have been introduced in the

town. (see figure below).

Periodic markets: where the dominant Daily markst: as associated

interest is the injection of local food stuffs| Y- | xPecially with urban fife. where | gy p o1y ghops

and craft products into the exchange domicant interest is the buying of

‘—)— Specialised whole

sale markets

economy by sclling and buying. locsal and imported goods,

SOURCE: B.wW. Hodder and U.I Ukwu (1969)

The indigens of Osogbo were mostly farmers and craftsmen and
their products were exchange for cloths, pots, beads, mirror gun
powders e.t.c. Osogbo was one of the main terminals for refuges
fleeing southward from the Fulanis captors. In addition Osogbo
was for many years the northern terminus of the rail line that
now extend from Lages to Kano. This opened up Osogbo to large
scale trading companies like UAC GBO, John Holt, thereby making
it a major trading and distribution centre for imported goods and
transit centre for export cash crops within its region.

It also served during the colonial era as the seat for the

ifloers 06 Usun, 152 andg Jlestid S0y isTony et -
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presently the headquarters of Olorunda and Osogbo local
Governments, in addition to its function as capital of Osun
State. These have aided the growth of commercial activities

within the town.

3.2.,1 Classification of commercial development

Basically, commercial development in Osogbo may be
categorised broadly into two; that is the traditional market
places and the modern commercial district. The traditional
market places consist of the main market and the subsidiary
markets, while the modern commercial district consist of those
commercial outlets scattered within the town. These are according
to Vagale (1872) the trading streets, department stores, banks,
convenience or corner shops.

Study of the commercial activity in Osogbo revealed that the
two systems co-exist within the town making it imperative to take
into consideration the complimentary role played by both in the
analysis and future planning and development of commercial areas

in the town.

3.3.0 Physical characteristics of traditional market places

A market place according to Hill (1963f is an authorised
public concourse of buyers and sellers of commodities meeting at
a place more or less strictly limited or defined, at an appointed
time. This definition was adopted in the identification of 12

(twelve) market places in Osogbo. The survey revealed that,

matrels 1n the town have cedased Lo function over the
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years as a result of decline in the economic base of the area
in which they were located. Makrets in such category are ™Oke

bale” and Ita - Olokan markets.

331, Topology of the traditional markets

In Osogbo, there are two categories of market, the central
market in front of the Oba’s palace (Kings market) and the
quarter markets in front of the courtyard/compounds, of quarter
or ward Chiefs. The central market served not only the residents
of the city but also the entire population of the kingdom, while
the quarter markets provide convenience goods and personal
services for the day to day needs of those within the quarter.

The field study conducted indicated that, of the 12 markets
identified, only one is held both periodically and daily (new
Sabo market). The remaining 11 are regular daily markets. The
daily markets in Osogbo may be further classified into three
types; Day markets, Night markets and Day and Night markets.

This is illustrated in Table 3:2.
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TABLE 3:2

CLASSIFICATION OF MARKET PLACES IN OSOGBO BY TYPE AND

SITE AREA
NO NAME OF TYPES OF MARKET SITE AREA IN
MARKET HECTARE
PERICODIC DAILY
NO OF DAYS DAY NIGHT |DAY & NIGHT
1. |Adenle X a0
2. |Ajebamid X 1.20
ele
3. |Gbajumo X 0.10
4. Igbonan X 0.40
D Iso pako X ' 0.76
(plank
market)
6. [Kajola X 0.10
f Newsabo x (7 2 1.00
days)
8. |Ojaoba X 1.80
9. Owode = 0.90
10. [Oke fia % 0.86
11. |Orisunba ‘ X : 0.89
re
12. | Sabo X 0.10
TOTAL : 1 6 1 4 9.67
hectare




3.3 2 Location and spatial distribution of markets

The location of markets places in the town indicated that
markel places are well distributed wiLHin the native area of
Jagun, Oluode, Okebala e.t.c. This is. in contrast to the
situation in the new residential neighbourhood of Alekuwodo,
Kola Balogun and Agowande, where most members of the middle and
upper socio-economic group reside. This is illustrated in fig.
3:2, which shows the spaital distribution of markets in the study
area and indicates that market places are well distributed within
those parts of the town which were largely built ﬁp during the
pre and early part of colonial era. Other commercial outlets are
common to the new residential district.

Also Table 3.3 attempts to relate the number of markets in
each subward of Osogbo to its population. The market/population
ratio varies from 2,081 persons in Ataoja E subward to 39,018
person in Balogun ‘A’ subward. From the same table it could also
be infered that, distribution of markets by ward is uneven, in
that eight (66.7%) of the twelve markets identified are located
in the central wards, comprising of Atacja A~-E and Jayun A and
B wardsT Two daily markets are located in Ato aja A (0ja oba and
Ajebamidele), five in Ataoja E (Gbajumo; Aéenle, Orisun bare,
Okefia and plank markets). Only one market, Kajola, is found in
Jagun B subward and one eaeh in Balogun A & B (Oluode and
Igbonan) and two markets in Sabo subward (Sabo and New Sabo
market) see fig. 3:2. Agowande, Kola Balogun and Alekuwodo wards
have an estimated population of over 25,000 each and yet there

is no sinygle markel.
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TABLE 3:3

TABLE SHOWING THE RELATIONSHIP BETWEEN POPULATION
DISTRIBUTION AND THE LOCATICN OF MARKET PLACES IN

OSOGBO 1996

NO. |NAME OF WARD PROJECTED | NUMBER OF | POPULATION
POPULATION MARKET PER MARKET

1. |ATOAJA A 15, 065 2 7533

2. |ATOAJA B 13,888 -

3. |ATOAJA C 13,455 -

4. {ATOAJA D 9,470 -

5. |ATOAJA E 10,406 5 2081

6. | BABAKEKERE B 10,190 -

7. | Jagun A 11, 660 -

8. | JAGUN B 9,968 1 9968

9. |[AKOGUN A 11,560 -

10. | AKOGUN B 10,433 -

11. | OTUN JAGUN A 16,937 -

12. loTun Jasuw B 10,513 -

13. | EKETA 10, 606 -

14. | ALAGBA 13,316 -

15, | oTUN BALOGUN As&B 38,728 -

16. | BALOGUN A 39,018 1 39018

17. | BALOGUN B 25,065 1 25065

18. | BALOGUN C 20,872 -

19. | EKERIN 13,058 -

20. | ARE BGO 11,263 -

21. | SRRO 25,867 2 12934
TOTAL 341,339 12 28,445

SOURCE: pProjection from 1981 Census figure and field survey




This pattern is largely a reflection of the nature of demand
for market facilities within the town. In the central wards were
the population is dominated by lower income and traditional
households, the demand for market for their shopping activities
is high. In contrast to that is the new residential neighbourhoods
such as Alekuwodo, Kola Balogun and Agowande where the vast
majority of households are members of the middle and upper income
groups. There the open market place is not as important as other
commercial outlets in their shopping activities. Consequently,
the threshold population needed for the effective functioning of
market places is not available in those new residential

neighbourhoods.

3.3.3 Commercial characteristics and retail functions

The number and types of establishments or trading units in
the twelve market places, reflect a total of 2637 establishments
or retail outlets. They are of three types; lock up shops/stall,
consisting of 1162 establishments (44.07%); open shops/stalls
about 11.37% (300 stores) and lastly open air trading, which
total are 1175 (44.56%). Orisunbare market as illustrated in table
3.4 had the largest retail units with a total of about 423
establishments; 33 open air trading units, 390 lock up stalls,
that is about 16.04% of the total in the whole market, while
Gbajuma market with only about 40 establishments, (all lock-up
stalls), had the least number of retail outlets. However the
average establishment per market is about 220 units. Seven

(58.33%) out of the twelve markets studied have establishments
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below the average for the whole market (see Table 3.4). Also the
ratio as regards market stall per population is very high. This
is 1 stall to 234 person as against 1 to 40 person suggested by

standard review in chapter 2. -
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ANALYSIS OF MARKET PLACES IN 0OSCGBO BY TYPES OF ESTABLISHMENT, NATURE AND ORGANISATION OF BUIZZING

TABLE 3:4

BLOCKS
No. | WaME OF TOTAL NO. OF | TYPES OF ESTABLISHMENT NUMBERS OF MATURE OF BUILDING ORGANISATION OF BLOCKE
LOCK-UP OPEN OPEN AIR TEMPORARY PERMANENT L&ID OUT BUT | PLANNF: AND } ORGANIC

1. 1 &denle 330 320 - 10 24 34 b4 X
2. { Bjebamidel 385 37 108 240 13 9 4 X
2. { Ghajumo 40 40 - - 3 - 4 X
4. | Igbonan 187 25 - 162 6 2 4 x
3. Iso pake 62 1 6l 3 3 - b24
6. | Kajola 62 15 20 27 | 4 x
7. ) New Sabo 58 - 58 - - - X
2. Oja Oba 345 73 42 230 14 1 17 %
9. Oluode 429 43 63 321 20 iz 8 ®
10 | Cke fia 214 180 34 g 1 7 b¢
11 | Orisunbare 423 350 - 33 10 - 10 X
12 | Sabo 102 38 4 g0 4 2 2 X

TOTAL 2637 1162 300 1175 123 34 89 5 7

PERCENTARGE 100% 44,07 11.37 ma.wm 27.64 72.36 41 .67 58.33

SOURCE : OS0GBC AND OLORUNDA LOCAL GOVERNMENTS SUPPLEMENTED BY FIELD SURVEY FEBRUARY, 1996.



The retail functions of the twleve markets is reflected in
the type of commodities sold, as indicated in table 3.5. It
revealed that markets in Osogbo provide a variety of retail
activities. However the most important commodities sold in
virtually all the market places are food stuffs particularly local
perishable cnes, which account for 48.65% (1283). Household goods
comprising, indigenocus as well as imported ones are sold in 470
establishment or 17.82% of the total. The least is Book and
stationaries which has only 4 establishment (0.16%).

The concentration of retail outlets for food stuffs in the
market places, can be explained by the fact that, food retailers
in the town, cannot at present afford the cost of the facilities
in permanent street shops.

Also, apart from the specialised markets like Iso Pako (plank
markets) Néw Sabo market (goats and ram), these markets generally
show trend towards degree of specialisation. For instance,
Textile materials and services trades, (tailoring, hair dressing
and watch repairing) predominate in Adenle market, about 84.54%.
Beverages and Household goods consitutue about 82.26% of the
commoditty sold at Orisunbare market. The two night markets,
Igbonna and Ajebamidele, and some day markets, like Oluode and
Sabo market specialise in the retailing of food stuff and
ingredients.

On the basis of the nature and size of retail available in
each of twelve market as shown in Table 3.5. Five of them;
Orisunbare, Oluode, Adenle, New Sabo and the Plank market can be
classified as town or city markets. The remaiﬁing can be regarded

as local or neighbourhood market. Relating this structure to the



central place theory discussed in chapter 2, the city markets are
higher order ret.alil centres, while the rest are lower order
centres. Also apart from having the highest concentration of
commercial activities, some of them provide retail service which
attract shoppers from all part of Osogbo and even beyond. (See

fig. 3.3)
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TABLE 3:5

ANALYSIS CF SELLING POINTS BY TYPES QF COMMODITY SOLD 1896
e s
S/NO | NAME OF MRRKET TOTAL FooD TEXTILE HOUSE EELEC- BUILDING | TOOLS BND | BOOKS AND | PHARMAC- | NATIVE { SERVICE: -THERS
HO OF STUFF | MATERIALS HOLD TRIZALS | mATERIAL | EQUIPMENT | s7aTronamry | suTicAL | Hzems | TRADEr: 12T
SELLING iF.8) IT.M) GOODS FITTINGS {B.M] T.E) (E.S) DRUGS (K.H)
FOINTS (H.G) (B.L.6) {E.D
7 I hdenle 330 15 185 20 - - 1 2 8 - 114 5
{Jankara)
2 Ajebamidele 385 - - - - - - 1 114
S,
3. Gbajumo 40 - & - - - - 1 - 30 4
4. Igbonan 187 176 - 3 - - - 2 - - { &
| S S
5. | 1s0 pake €2 - - B ~ - - - 3 | §9
{plant}) _
6. |kajola 62 57 - 1 - - - - 2 R B
7. | New sabo 58 3 - - - . = = - | 55
8. |o0ja-oba 345 223 - 31 4 3 - - 3 62 6 | 13
9. | oluode 429 346 8 13 2 - 1 38 6 | 15
10. | oke-Fia 214 101 - = 15 25 40 - 20 | 13
11. | Orisunbare 423 10 298 1 = 3 3 - 6 _ 4
12. | sabo 102 §2 - 4 " “ - 2 - ¢ | -
TOTAL 2637 1283 188 470 22 28 44 4 16 102 191 _ 285
PERCENRTAGE 100% 48.6 i 17.82 0.83 1.086 1.67 0.€1 0.61 3,87 7.24 |} 10.96
OF TOTAL 5 |
SOURCE ; FIELD SURVEY FEBRUARY 19%6




3.3.4%8 Physical conditions and design characteristics of

market places
a) Site and coverage area

The space devoted to market places in Osogbo, on the whole
is quite small. For as illustrated in Table 3.2 about 9.67
hectares of urban land was devoted to market places in the town.
As a result the market places are extremely congested and have no
space for expansion. Since most of them grew uplanned on
incidental open spaces, in various tradtitional gquarters and
compounds. Coupled with the encroachment of others uses such as
road and residential building further reduced the sizes.

The average site area of traditional market places in the
town is 0.81 hectares. There is considerable variation among the
twelve markets. With the biggest having 1.80 hectares and the
smallest 0.10 hectares (see table 3.2).

The small size of most of the market places relative to the
volume of commercial activities which they carry out, is reflected
in the proportion of the land in the market that is intensively
used. For in most of the market over 98% of the land is built up
with structures, such as stalls, roads, residential dwellings and
other uses (see fig. 3.3). These is higher than the suggested site
coverage of 30 - 35% for local market and 25 to 30% for town or

city market suggested in table 2.5.

b) Physcial layout of building blocks

Although there has been some remarkable changes in the
structure of market building in Osogbo since the creation of Osun
State. An analysis of the pattern revealed two main socurces of
market building in Osogbo. The first is blocks of sheds built hy

the local authority or by private individuals. The second sources
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relates to the conversion of parts of residential buildings
adjacent to some markets into commercial uses. Which arises
largely from the gradual penetration of the markts into
residential area due to their process of expansion. Table 3.4
indicates that there are 123 blocks of commercial outlets in the
twleve market surveyed. Adenle has the highest number (34)
followed by Oluode. More than half of the market, that is 58.3%,
has less than the average of 10 blocks.

The building blocks in the markets have been further
classified as permanent and temporary on the basis of materials
uéed and in type of construction. Of the 123 blocks 27.64% (34)
are temporary, while over 72.36% (892) are permanet (see Table 3.4)

One other aspect of the physical condition of market places
in Osogbo relates to the layout of the building blocks available
in them. It was observed that the absence of consistent planning
in most of them, coupled with the small site area available in
them, have led to a very poor layout of building blocks. Out of
12 market survey only S5 (41.67%) was laid out but not planned and
the remaining seven was organic in nature. (see table 3.4). None
of the market was actually planned. Thus there are, in most of
the markets inadequate space left between building blocks. Often
these are observed to be less than one metre (see fig. 3.3) and
the spaces available are also used by open air traders. Thus
making it quite difficult for shoppers to move abcut in the

markets.

c) Infrastructural facilities

Intrastructural facilities are essential to the efficient
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functioning of market places, since they provide regular meeting
points for a large number of people everyday.

All the market except one, plank market, have no pipe borne
water. The absence of water supply in 11 out of the 12 markets
has contributed to the poor environmental sanitation in the
markets.

Provision is not make for tocilet facilities. Most of the
market make use of the facilities located in some of the
residential houses that have been partly or fully converted to
commercial use. Refuse dump are not provided in most of the
market, where such are found they constitute grave public nuisance
because it is not properly maintained.

Parking facilities are evidently absent in all the market,
hence on street parking is noticed in all the .market surveyed. As
a result there is always distortion of free flow of traffic along

the access routes to and from the market (see plate).

3.3.5 Socic-economic characteristic

The nature of goods and services provided in the various
market places in Osogbo, is reflected in the social and
demcgraphic characteristics of the people who visit them, for
shopping purposes as well as the distance from which they come.
A sample survey of 600 shoppers selected from the 12 markets,
indicates that, female constitute the majority of markets patrons,
just as they form the majority of the traders. For by tradition,

females do shopping in Osoghbo as in other Yoruba towns.
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a) Catchment area

An exawmination of the distance travelled by shoppers
interviewed in the various market indicates that over 70% of them
came from within three kilometre of the market places (fig '3.4).
This suggest that most of those who shop in_ the market places live
within the town. The proportion of the respondent in each market
who came from various distances, is a reflection of the function
which they carry out as discussed above. The survey also revealed
that higher percent of the shoppers interviewed come from between
1-3 kilometre or more to the higher order market. Since they
offer a wider range of goods that attract cutomers from different
part of the town and beyond.

This pattern,is in contrast with the situation in most of the
local markets, where virtually all the shoppefs came from within
one kilometre. Since goods sold can easily be obtained in all the
local markets. The explanation for this lies in the concept of

the range of goods discussed earlier in chapter 2.

3.4 THE éTRUCTURE OF MODERN COMMERCIAL DISTRICTS

A modern retail or service outlet for the purpose of Lhis
study, is defined as functional selling or service point which
maintained a store frontage in a street or a stall within the town
and which 1s associated in the minds of consumers with shopping
or service.

Modern retail outlet in Osogbo, unlike traditional market
places are not easy to delimit, due to the fact that most of them
are Just developing, and they still form an integral part of

idential buildings within the town. In light of this, after

a1
L]
wh

i
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a thorough field survey, the boundaries of most centres were
delimited by non commercial land uses usually residential land
uses. This was facilitated by the fact that, most modern retail
cutlet in the town are at or near street intersections and along
the major roads leading to the centre of the town (see fig 3.5).

Using the above definition a total o¢of twelve modern
commercial districts were identified in the town. A detailed
examination of the functional and physical characteristics of the
identified commercial districts reveal that there are three
distinctive types. These are; the Neighbourhood Shopping
street/clusters, the Trading Streets, with it concentrations of
retail activities, and the Central Area which is the major

commercial nucleation in the town.

3.4.1 The Neighbourhood Sheopping street/clusters

This type developed organically along the major street within
the residential district, to cater for the need of the pecple
around them. They are not necessarily a continuocus development
along the street, rather they are found to be broken up by non-
retail uses into clusters (see fig 3.6).

Function typical of these Neighbourhood Centres are
essentially of the convenience kind. Survey conducted revealed
that the precise shopping needs of the neighbourhood are satisfied
perfectly by the willingness to sell any quantity, however small,
of a particular product. Furthermore the trader will often give
credit consection to a customer who is expected to pay back when
fortunes improve. Also survey conducted revealed that many of

them in Osogbo are arbitrarily located with
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overlapping catchment areas and are in most cases complimentary
rather than competative.
These are found mainly in Latona street, Fagbesa street,

Fakunle, Shinyanbola and Sabo road.

Retail function of Neighbourhood Shopping Streets/clusters
Survey revealed that the main types of retail functions
provided in the neighbourhood shopping street/clusters as
indicated in Table 3,6. Shows that, the commercial activities at
this level are largely those which are designed to served the
immediate population around. The most common retail stores are
those selling provisions, drugs and drinks. Apart from these,
service shops dominate in some, these include tailoring, bicycle
repairs, hairdressing, laundering and electrical parts and

repairs. Which are mostly patronised within the residential area.
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TABLE SHOWING RETAIL FUNCTION OF NEIGHBOURHOOD

TABLE 3:6

FEBRUARY 15996

CENTRES IN OSOGBO 1996 o

COMMODITY SOLD SYANBOLA SABO FAKUNLE | LATONA FAGBESA TOTAL
ROAD ROAD ROAD ROAD ROAD

Provision 4 3 4 5 3 20
Drinks sales 3 4 3 4 2 14
Drugs sales 4 6 2 4 4 20
Local food : 1 3 1 - 6
stuffs
Bicycle repair 2 1 2 1 1 ¥
Photography 1 - 3 2 3 9
Tailoring 5 2 3 4 8 22
Electrical 2 - 2 - 2 B8
repairs
Automobile - 2 = - i 2
repair
Bookshops 1 1 3 - 2 7
Furniture 2 4 2 2 1 11
Restaurant/Bar 2 4 2 1 2 11
Hairdressing/ 3 6 5 4 4 22
Barbing
Laundering 3 2 1 1 1 8
Clothing 2 4 2 & 2 11
TOTAL 35 42 37 39 38 182
SOURCE : ‘OSOGBO AND OLORUNDA LOCAL GOVERNMENT SUPPLEMENTED BY FIELD SURVE



3.4.2 Trading Streets

This can also be refer to as the principal business
thoroughfare. As the name suggested, it is linear in outlobkﬁghd
found to be characterised by concentration of retail stores along
the major intra and inter urban roads within the town. These are
found in station roads, Ayetoro road, Oke fia and Ita Olokan road
(see fig 3.7).

They offer a wider range of retail gocod and services. As a
result those who patronize them are found to come from all parts

of the town and it’'s hinterland.

Survey also reveal that trading streets are much more
concentrated in the central area than any other parts of the town.
One silent feature observed by the time of survey is that all
Banking activities, offices and Petrol stations are found along
this linear outlook like business type (fig 3.7). Generally, the
trading streets contributed immensely to most of the problems

identified with unguided commercial development in Osogbo.

Retail function of Trading Streets

The retail function of Trading Streets, as revealed by
survey, are more varied than those of the neighbourhocod centres
and markets discussed above. It is also noted that there are
virtually no local perishable food or fresh meat stores, while
most of the major business offices and service activities, such
as Banks, petrol station, insurance and eveﬁ tge emerging shopping
complexes, in the town are located along these trading street (see

table 3.7).
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TABLE 3:7
SHOWING RETAIL FUNCTION OF TRADING STREET OSOGBO 1996 *»

ITEM SOLD AMD TXFE OKEFIA STATION ITAOLOKAN EDE AYETORO IBADAN TOTAL
OF SHOFPING AREA ROAD ROAD ROAD ROAD ROAD ROAD
Provisions 8 21 12 13 12 10 B8
Drink sales 12 20 12 9 12 11 76
Local food stuff - 5 7 - 3 - 15
Bicycel repair ] a 3 - 2 - 16
Photography 5 8 B 6 8 3 38
Tailoring 10 16 i2 10 o g &0
Electronic sales 10 23 5 5 12 2 57
automocbile sales 1 = - 1 2 2 €
Bookshops 8 15 4 3 5 2 37
Furniture q 8 q 4 4 3 27
Eating 3 5 = 4 6 2 26
places/bars

Halrdressing/ 6 18 6 11 12 2 55
barbing

Clothing 15 24 9 6 B 5 61
Watch repair 2 5 2 - = = 9
Wholesalling 5 12 = = 6 7 30
Banking & 2 5 - - q 2 13
Insurance

Pertol stations 3 2 2 - 3 2 12
Jewellry 6 5 = 1 = -~ 12
Pool betting 2 6 q - 2 - 14
Electrical repair 5 4 4 2 6 2 23
Automobile repair e = 2 B 2 6 20
Super market . 3 2 = i 6 2 14
Shopping complex 1 e 2 2 - - 5
Enamel wares 5 7 4 - 2 1 19
Drugs sales 9 10 9 3 10 3 43
TOTAL 137 234 114 7 T 147 76 785
SOQURCE : Local Government Supplimented by Survey
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3.4 .3 THE CENTRAL AREA

. Osogbo like any Nigerian indigenous town is a bifocal city.
Survey reveal that, the traditional centre, the earlier of the two
is located in the geographical centre of the town; within the core
area, with the palace, central mosque and kings market as the
focal elements (see fig 3.1). However the new emerging central
area, which can be refer to as the CBD is tc be found along
station road. It is “central” not in geographical terms, but in
the sense of been the most highly concentration of business
activities in the town.

The district is closely linked with the railway station, and
served by the major roads that connect the town to others in the
region. The development of this area as a commercial district
started during the early years of colonial administration, when
larger commercial firms like GBO SCOA, CFAO and PZ are located
there. Others'are Orisunbare, Adenle markets, Banks, Post office,
Petrol station and public offices e.t.c. The central area caters
for the shopping needs of people in all part of the town as well

as those in the region. (See fig. 3.8)

3.5 PHYSICAL CHARACTERISTIC OF MODERN COMMERCIAL DISTRICT
This will be examined in terms of their landuse, design

characteristic, infrastructures and sizes.

d.5.1 Land use structure
As far as landuse within the modern commercial district is

concerned, it is characterised by mixed activities. Most of them
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are found to be not distinctly separated from the other urban land
uses. The shops in which commercial activities are carried out
are found to be confined to the roadside, sometimes just a®few
metres from it edge (see plate). Where the shop buildings are at
any reasonable distance from the roadside, the intervening space
is found to be taken over by petty traders and hawkers. In other
words we can simple conclude that, commercial landuse within the
trading street has not extended beyond the fringes of the road.
The sheopping units strive to cling tenaciously to the road, they
are found not to have grow or extend at right angles away from the

road.

3.5,.2 Layout

The modern commercial district have grown organically, Jjust
like the traditional markets, so they lack any planned layout 1in
any form. Because the shops were not planned. For they have
developed lineally on both sides of the roads and within

residential apartments.

3.5.3 Environmental Sanitation

The shopping streets are not as filthy as the markets. For
survey revealed that the buildings in which shops are located
perform dual fuﬁction because they serve two purposes (commercial
and residential). They also lack refuse receptacles, this
~encourage the dumping of refuse in the badly constructed open

drain.
Infrastructural facilities such as toilets, water are either

shared with the residential buildings in which they are located.
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In few shopping complexes, Banks and public offices provision are

made for their staff only.

3.5.4 Circulation and Parking

Accessibility to these shops are poor because majority of
them are located in major streets that have a lot of traffic
congestion. As reveal by the survey, there are no provision for
off street or curb parking in the shopping areas. No service
roads are provided for delivery purposes. Hence loading and off
loading are done right on the major street. Even the new emerging
shopping complex make no provision for off street parking. No
pedestrian walks and zebra crossing to facilitate pedestrian

movement. {see plate)

3.5.5 Design characteristics

Survey reveal that majority of the shops were not inisially
designed to be shops, they were designed as rooms for residential
use but were later converted into commercial establishment. Most
of the so called shopping complexes and Bahks fall into this
category. Alsco, from the analysis of findings there are no
principles or standards as regards the number of each type of
commercial éstablishment to be located in each shopping area.
However the shopping density as regards ratio of shops to person
is very high. For Osogbo has 1:282 as against the standard of

1:100 suggested in chapter 2.
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3.6 PHYSICAL PROBLEMS OF COMMERCIAL AREA

Commercial area, that is both the traditional market places

. T
and the modern commercial district, has a number of problems,
which may be classified into those facing it and those created as

a result of it activities. Table 3.8 below shows this

classification.

TABLE 3.8
CLASSIFICATION OF PROBLEMS OF COMMERCIAL AREA.

PROBLEMS FACED PROBLEMS CREATED
i Lack of proper planning Traffic congestion
ii Small size of site and Poor environmental quality

site converge

iii | Lack of basic Illegal housing conversion
infrastructures and modification

iv | Poor condition of Overcrowding of commercial
structure area

v Lack of effective Management problems

development control

3.6.1 Problems faced by the commercial areas in Osogbo

The salient aspects considered are the size of the retail
outlets, the site coverage, the uses to which it is put, and the

state of the infrastructure facilities.

a) Lack of proper planning

The layout plan of markets are generally bad, and this is
attributed to the false notion by the authority concern. That
planning a market inveolved just to place block of stalls in rows

forming a grid pattern. This 1is done in such a manner that, a
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maximum site coverage is achieve, thereby leaving little room for
circulation and other utilities.

The modern shopping district on the other hqnd have growy
organically so they lack any planned layout of any form. This is
due to the fact that they just developed lineally on both sides

of the roads even within the residential area.

b) Small size of site and site coverage

A feature of more far reaching consequences, however, is the
high proportion of this relatively small area that is utilised,
to the ever increasing present need. The total area devoted to
market places in Osogbo is 9.67 hectare, that is an average of
0.81 hectare on the whole, and five (42%) were below the average.
One can then infer that the small size area of most of these
market places, relative to the volume of commercial activities and
people in attendant, has been reflected, in the proportion of the
land in the market that is intensively used.

The situation does not in any way differ in the shopping
district. Since in most cases it developed not because of
deliberate planning, but for the preofit motive. For most of the
shopping complexes and the shops find in thé shopping district
have very small size. Also number of shops or shop density per
each district are not predetermined by any standard. Hence the
various shopping complexes have very small size and site coverage

of between 80 - 95%. (see plate)

. a anif
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c) Lack of basic infrastructures

For efficient functioning of commercial area, it is necessary
to provide infrastructural facilities, since they provide reg®tdar
meeting points for a large number of people everyday. These
facilities are conspicuously absent. For effort and resources are
usually concentrated in the provision of physical structures
especially market stalls and shops, to the exclusion of services

such as, water, toilet, parking and waste disposal facilities.

d) Poor condition of structures

Poor condition of most of the commercial structures are not
only common to the traditional market, but even the modern
commercial district. For structures use as shops are formally use
as residential, but with minor alteration, which mainly involved
fixing of door at the side facing the road. For many of them are
built of pocor quality materials, took variety of shapes and forms,
and are usually badly painted in assorted colours, generally
presenking an unsightly appearance. For the prime motive is the

profit they will make from rents (see plate).

e) Lack of effective development control

The survey conducted revealed that, the ineffectiveness and
inefficiency of the organ responsible for the control of
development within the market and the shopping district, has
encourage the erection of temporary shed indiscriminately in the
markets and the illegal conversion of residential and other uses,
mostly right of way, to commercial use. This have thereby lead

to circulation problem, in both the market and shopping district,
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since most of the temporary structures are erect on walkway and

other available open spaces in market and right of way in most of

-y

the shopping district. . 5

3.6.2 Problems created by commercial area in Osogbo

a) Traffic congestion

However the fact that the markets are link by good access
to the major arteries (fig 3.2), most of them are still causing
serious disruption to through traffic on adjacent street. The
concept of organised off street parking for service and customers’
vehicles do not seem to exist. Couple with the fact that most of
the shoppers come by either private vehicle or commercial vehicle.
Hence on street parking often occur at the expense of pedestrian
and general .vehicular movement. For instance parking survey
conducted in Oluode market revealed that 12 cars are parked at any
point in time during the market hours, while it was also revealed
that 18 commercial vehicles drop passengers (which may either be
shoppers or traders in the market) in every 15 minutes time
interval. Parking 1is done along all saints road, and Oluode
street, this disrupt traffic flow, hence the unnecessary traffic
hold up, during the market hours.

BAs earlier highlighted, the modern shopping district has
locational preference along major roads and street in the town.
Most of them have no parking spaces, and couple with the lineal
locations of shops. On street parking is rampant, thus reducing
the width of the roads, and impeding free flow of wvehicles and

pedestrian traffic.

57



b) Poor environmental quality

With the absence of better refusal disposal system, drainage
facilities, toilets and water, the quality of the environment %n
most of the markets as revealed by survey was deplorable. For
most of these markets generate garbage and other solid waste. The
need to dispose off such generated waste, encourage the dumping
of garbage at street corners, open space arocund and even the open
drainage as in Orisunbare, Oluode, and Gbajumo market (see plate)

The shopping district are not as filthy as the markets, but
they also lack refuse receptacles, this encourages the dumping of
refuse in the badly constructed open drain. Alsc the structure
use as shops are in most cases badly constructed with no uniform
standards and the painting are of different colours. All this

gives a poor aesthetic environment.

c) Unauthorised housing conversion and struptural'modification

This takes place in most part of the town, but are mostly
pronounced in the street linking the CBD, station roads, Ayetoro,
Sabo road and Fagbewesa to mention but few. In some cases the
frontage'of residential accommodation are converted and let out
to hybrid users. Ranging from food sellers, shoe, photographers,
salon and electronics dealers. The rate of such unauthorised
conversion has contributed so much to the environmental
degradation, along most of the main rocad linking commercial

centres and blockage of drainage channels and traffic.
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d) Overcrowding of commercial areas

The major factor responsible for the over crowding of market
places in Osogbo as revealed by the survey, was the unnecesséri?§
large number of strands in the distribution channel; and the
predominant of open air trading. This encourages the influx of
an ever increasing number of new traders, who would otherwise have
been excluded if selling had been restricted to stalls.

However in‘the modern commercial district the high rent
factor, encourage many traders to subdivide shops and available
space, brought in more tenants and also sublet the frontage in

order to maximise the use of space and their profit. All this

result in overcrowded shopping district.

e) Management Problems

RAppropriate laws are either lacking, or they are not being
effectively enforced due to inadequacies of the management set up.
Resulting in the unabated incursion of traders into prohibited
areas and the continues misused of facilities in estabiished
commercial area.

The Oéun State Capital Authority that is supposed to check
the various housing conversion, extension and squatting within the
Town have remain ineffective. For they just exist in name, buf
action wise they have remain dormant, relegating the job they are
suppose to do té the wvarious local government that make up the

territory.

59



NO PROVISION
FOR PARKING

NO PARKING
SPACE

ADEQUATEL
PROVISION FCR
PARITIIG SPACE

AT, SHOPPIRG COPLEX



TEIPORARY KIOSK ALONG SABO ROAD

MAKE SHIFT
COUNTER IN
OLUODE MARKET

PLATE 2: EXAIPLE COF TIPORARY STRUCTURES

moTAanD -

AlD LIODERN COMMERCIAL AREA.



¥y

IYPICAL STRUCTURE IN MARKE
PLACES

YR ATy - TN Toer T T m
VELLG AIR ...RADJ.;\J 4 Iy s C_.L' THE

LOCAT, AT UYTM T ey T TmT AT
a..-Ou!;..,. ‘-A..;._.._.A., il il N iy 8 R.-....:JID_Q‘-__'.:;._
ART A

.
P L

PLATE 3



DISPLAY
COURTER
RIGHT INSIDE
THE BAD

| DRAINAGE
IN OLUCDE
MARKET

& LHRILND WAKEE =5

T AME T AT DO crTaT s AT
PLATE 4: TYPICAL POOR QUALITY OF
ENVIRONMENT I TRADITICONAL

RETATYL QUTLET



T AR O, e
PLATE 5; CCG R

CIAL ACTIVITIES ENCROACHMIZIT

abes L LV L L LJALYY A%lv B 4

QI TIZ ROAD.




PARKIN
DONE ON ROAD

A LOCAL MAIKET
AT TIHE BACKGROUI
BACK

PLATE 6: TYPICAL TRADING STREE



RESIDENTIAL HOUSE CONVERTED TO
COMMERCIAL USE BY BANKS

HOUSES CONVERTED TO COMMEZRCIAL
s
PLATE 7: ILLEGAL CONVERSION OF OTHER USES

-
-
COLIERCIAL USE.

TO



CHAPTER FOUR

4.0 PROPOSALS FOR COMMERCIAL DEVELOPMENT OF OSOGBO

4.1 SUMMARY OF FINDINGS

The aim of this study has been to draw attention to the
importance of planning for the provision and development, of
commercial establishment in urban area of Nigeria. Against this
background a study of the structure and problems in one Nigerian
town, Osogbo, was conducted. The findings of the empirical study
indicated major differences between the planning standards which
were identified as “ideal” for Nigerian urban areas, and the
existing situation in Osogbo. Hence the divergsnce petween
theory and reality in the structure of commercial area of 6sogbo

can be summarised as follows:

4:1.2 The total commercial area is below the required

standard
The proportion of the existing urban landuse for commercial

activities are far below the average standard proposed as
suitable for Nigeria cities. As the analysis of the existing
landuse in chapter three revealed that the commercial landuse
covers about 2.25%. That is about 34 hectare of the total built
up area (see table 3.1). However a town that serve as both
administrative and industrial centre, according to B8.K.
Klustrestha, should have between 3-4% of its built up are
allocated for commercial use. Vagale also based on population

size proposed 3.0-4.5% coverage for a medium town .like
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Osogbo. (see table 2.3 & 2.4)

_ What ever the perimeter used the existing commercial‘lgzd
L ]

coverage still fall short of the minimum standard.

4.1.2 Inadequacy in relation to population

Their inadequacy in relation to the population which they
are supposed to serve. For there is a mark difference between
the average population suggested for each category of commercial
establishment in table 2:1 and the existing pattern. Also the
empirical study conducted revealed that the ratio of market
stalls to population is 1:234 person instead of the suggested
standard of 1 éﬁ 40 persons (Arinze 1976). Furthermore the shop
ratio was at a high side of 1 to 282 person as compare to the

ideal standard of 1:100 person discussed in chapter 2.

4.1.3 No centrality in locaticn

Inspite of the fact that avail%ble facilities are
inadequate, their location is so uneven that people living in
certain parts of the town are at a disadvantage with respect to
accessibility to existing ones. The organic nature of location
of commerc%al_facilities has resulted in lack of centrality in
location, resui?ing also in shoppers covering longer distance to

commercial centres.
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4.1.4 Lack of adequate ancillary facilities

For the landuse of most of them is such that little or no =
space is left for other essential facilities, such as parking

space, refuse depot etc.

4.1.5 Lack of proper planning

Physical planning was also found to be virtually absent, as
regards their landuse plan and their spatial distribution, in
both types of commercial outlets. For the %ayout plan of the
traditicnal markets are generally bad, hence they are very
congested. Whereas the modern shopping district lack any planned
layout of any fofm due to the fact that they just developed
lineally and orgasically on both sides of the roads even within
the residential area.

In light of the above findings, an attempt is made in this
chapter to recommend and make physical planning proposals, which
if implemented will not only contribute to the amelioration of
the problem associated with existing commercial development, but
also planning for the present and future requirement. Hence
strategies based on certain planning principles was proposed,
this includes:~-

- planning and redevelopment of commercial area

= creating of more shopping centres and

» comprehensive spatial planning of the commercial area.
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4.2 PHYSICAL PLANNING PROPOSALS

4.2.1 Planning and redevelopment of commercial area -

.

The redevelopment of the existing and planning for future
commercial area in the town should take into consideration the
planning standards relating to landuse discussed in chapter two.

For the landuse structure of the modern commercial district,
most especially the trading street, should be effectively
controlled in the redevelopment of the existing and the future
provision of new ones. Standards as regards setbacks, parking
facilities, shop density e.t.c need to be strictly enforced.
There is also the need for separation of commercial activities
from residential building particularly in tHe trading street.
For this will not only provide more space for commercial
activities, hﬁt also more room for its efficient functioning.

There is also the need to rationalize the landuse structure
of existing market, so as to provide adeguate areas for
commercial building, organised open spaces, community facilities
and circulation network as stipulated in table 2.6. IE i3
important that the landuse structure of both existing and future
markels 1in Osogbo should pay attention to the need for an
efficient circulation system. Comprising roads, pedestrian walks,
car parking lots, loading and off loading platform and bus stand
since these was a major problem facing retail outlets in the
town.

The provision of certain minimum ancillary facilities is
essential in the commercial area. However, the study conductéa

indicates the absence of pipe water, toilet, refuse depot, fire
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hydrant e.t.c. The redevelopment of the existing and the
proy;sion of new ones should therefore, take into consideratigq
the planning standards suggested for the provision of ancillary
facilities as review in chapter 2.

Furthermore, efforts should be made to ensure that existing
and future comﬁercial areas in the town are adequately maintained
so that the physical environments can be attractive. Similarly
the quality of the materials used for building stalls and shops
should be done in such a way as to eradicate temporary or make
shift structures, most especially in the markets.

Finally, the redevelopment of the existing commercial area
and the provision of new ones should take into, consideration the
nature of demand for the retail facilities. It is essential that
the threshold population (table 2.1) required to supﬁoit any of
such centre is available in the area in which it is to be
located. This suggest that the location of commercial facilities
of any type and size should reflect the changing socio-economic
characteristic of the urban population.

For in localities where the vast majority of the people
belong to the lower socio-economic group, market will be needed
more frequent than in the middle or upper iﬁcome group, whose
significant propértion of their needs are catered for in shopping

centres located outside market place.

§.2.2. Creating more shopping centres

However irrespective of the level of improvement executed

on the existing market, sites and the modern commercial district.
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They would still be unable to meet the present and future
commgrcial needs of the town. For the analysis of the existigg
commercial structure have shown that the present commeréial
development 1s 1nadequate, both 1in spatial coverage and
facilities provided. Couple with the very'fast expansion in
space and population growth of the town. It is suggested that the
new shopping centre should be in form of well planned modern
shopping complex. No longer in form of markets or trading
streets. Such shopping centre would oblate the necessity of the
residents of the emerging district having to travel to the city
centre each time. To avail themselves of those shopping
facilities which for now are provided only in the central area

and trading street. As was the case of Agbowp shopping complex

in Ibadan.

4.2.3 Comprehensive spatial planning of the entire commercial

area *
For it Hés already been pointed out that the present
practice of haphazard location, uncontrolled and unco-ordinated
growth and development of commercial facilities is
unsatisfactory. What 1is needed is a comprehensive spatial
planning, of the entire town’s commercial structure, within the
broad frame work of the town Development Plan. Such planning
would not only make for more efficient functioning of the
commercial area as a system, but also
i) providg a framework for considering the planning and

redevelopment, [(discussed above} of each element of the
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system whenh necessary

ii) provide a gquide, using the proposed hierarchical
structure (proposeh below), as to what new order-of
centre to be established and where. Furthermore, can
also guide the 1location of new centres as new
residential layouts are planned with reference to the

overall structure.

4.3 PROPOSED PLANNING PRINCIPLES AND STANDARDS

Since it 1is essential to relate the present and future
planning of the commercial area to the size of the population.
Attempt was made in chapter one to project the town’s population
up to the year 2016 (see table 1.2). It is against the background
of this expected rise in the population of Osogbo that the future
requirement of commercial area was projected and hierarchies of

centres proposed.

Arinze (1976) proposed five hierarchies oc¢f commercial
centres for Zaria urban area. According to her, "“is a function
of the proposed population to be served”. Similar method was
adopted, but four instead of five hierarchies of centres were
proposed (see table 4.1). The proposed population to be served
at each level of centre and the component of.such centres were
also determine within the framework of the existing commercial

structure.
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TABLE 4.1

bl

PROPOSED POPULATION AND COMPONENT.FOR EACH . »
PLANNING UNIT BY 20186
PLANNING UNIT COMPONENT POPULATION
City centre CBD 584112°
Community centre A market of 340 stalls 40,- 50,000
shopping centre = 84 shops

Residential Planning small market of 50 stalls 12 - 15,000
Area . shops numbering 20
Housing clusters 5 - 10 shops 4 - 5,000
SOURCE : Adopted frem Zaria Master Plan. Department Urban & Regional

Planhing ABU Zaria

4.4, PRESENT AND FUTURE COMMERCIAL AREA REQUIREMENT
4.4.1 Land area reguirement

As shown by the existing landuse analysis table 3.1.
Commercial area of the town fall short of the suggested standard.
Hence the land area requirement from 1996 to 2016 was calculated
at an interval 6f 5 years (see table 4.2).

The present density of Osogbo is 225 person per hectare.
This is considered to be at the high side. Agsuming a moderate
density of 150 person per hectare, the present total land

requirement of Osogbo will be 2276 hectare.

474499

P& 4%
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TABLE 4.2

PROJECTED COMMERCIAL LAND AREA REQUIREMENT ! Wy

YEAR TOTAL LAND AREA COMMERCIAL AREA $ OF

IN HECTARE IN HECTARE TOTAL
1996 2,276 68.30 hectare 3
2001 2;813 78.40 hectare 3
2006 . 2,986 104.50 hectare s,
2011 : 3,413 119,50 hectare 3.5
2016 3,894 155.80 hectare 4

4.4.2 Market and shopping area requirement

In order to determine present and future shopping area
requirement at each level or hierarchy, the existing density of
uses, stall/person and shop/person ratio in the existing retail
area was determined. However, the area requirement for the
market and the shop in commercial area are each calculated
separately. The addition of these areas will be the required
area for the shopping centres to be created at different

hierarchy as proposed above.

a) Market stalls and area requirement

The total number of market stalls from Table 3.4 is given
as 1462, on the total land area of 9.67 hectare (table 3.2).
This gives a ratio of 1 market stall per 234 person and a density
of 15]1 market stalls per hectare.

Base on the' survey findings an ideal ratio of 1:100 person
was adopted for the proposal. This will allow for more market
stalls and reduce the incidence of open air trading, Using the

68



adopted ratio of 1:100 the market stalls requirement for the plan

period was projected. (see table 4.3)

TABLE 4.3

PROJECTED MARKET STALLS REQUIREMENT

1996 - 2016
YEAR NO OF STALLS
1996 3413
2001 3919
2006 4479
2011 5120
2016 5841

Allocation of market stalls to planning units

The number of stalls to be allocated to each unit depends
on the nature of goods sold and the threshold population to be
served. That is market size required at that hierarchy or
planning unit. Table 4.4 below which was adopted from literature
review, shows the proportion in percentage of stalls allocation
" at each planning unit.

TABLE 4.4

PERCENTAGE ALLOCATION OF STALLS/SHOPS
TO EACH PLANNING UNIT

PLANNING UNIT % OF STALLS/SHOP ADOPTED %
City centre 15 - 290 16
Community centre 30 - 50 67
Residential sector 15 - 18 17
Housing cluster 5 — 18 -
SOURCE : Arinze (1976).
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Using Tables 4.3 and 4.4 the stalls allocation to planning

unit for the plan period was calculated and given in Table 455

below.

TABLE 4.5

PROJECTED NUMBER OF MARKET STALLS PER
PLANNING UNIT 1996-2016

Planning Unit 1996 2001 2006 2011 2016
City centre 546 627 717 819 935
Community centre 2287 2626 3001 3430 3913
Residential sector 580 666 761 870 993
Housing cluster - ~ - - -

TOTAL 3413 3919 4477 5120 5841

NB No market was proposed at the Housing cluster level.

Market area requirement for each planning unit
Market stall density at 40% stall coverage = 151 per hectare
while other land uses occupy 60%.
The total area of market of this size will be
100/60 x 1 hectare = 1.67 hectare
City centre level with 935 stalls =935/151 x 1.67 = 11.37 hect

Community centre level with 340 stalls = 340/151 x 1.67 = 3.76

Residential sector with 50 stalls = 50/151 x 1.67 = 0.55 hectare




b) Shopping centre area reguirement

In calculating shopping area requirement the presant
shop/person ratio in Osogbo was determined, and proposal were
made in terms of area adequate for different Eategory of shops.
Since the actual area covered by the modern commercial district
could not be determined.

The total number of shops in the modern shopping district
from Tables 3.7, 3.8 and 3.9 was put at lZli. Given a ratio of
one shop to 282 persons. From the point of view of the shoppers
the shops in the town are not enough and concentrated in one main
zone. People outside this zone have to commute a long distance
to buy certain goods. So in order to increase the number of shops
in Osogbo, and private investors be adequately accommodated in
planned shopping area. The adopted ratio is 1:200 persons as
against the present ratio of 1:282 and the standard ratio of
1:100 (Stone 1965. This will allow for the more shops.

Using the adopted ratio of 1:200 person the shop requirement

for the plan period as projected is given in Table 4.6.

TABLE 4.6

PROJECTED NUMBER OF SHOPS FOR
THE PLAN PERIOD

YEAR NUMBER
1996 1707
2001 1960
2006 2240
2011 2560
2016 2921
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Allocation of shops to planning units
_The percentage proportion of shops to be allocated to eadh

planning unit was given in Table 4.7 below.

TABLE 4.7

PERCENTAGE ALLOCATION OF SHOP TO EACH UNIT

PLANNING UNIT PERCENTAGE ADOPTED

City centre 1% - 20 51.1

Community centre 30 - 50 34.5

Residential sector 15 ~ 18 14.1

Housing cluster 15 ~ 18 8.3
SCOURCE : Adopted from Table 4.4 above. ?

Allocation of shops to planning units using the percentage
given in Table 4.7 above shows that by 1996, 874,588,240 and 5
shops was supposed to be allocated to City centre, Community,
Residential sectﬁr and Housing cluster respectively if the system

has been in operation (see table 4.8.)

TABLE 4.8

ALLOCATION OF SHOPS TO PLANNING UNITS

Planning unit 1996 | 2001 | 2006 | 2011 | 2016
City centre 874 1002 1144 1307 1492
Community centrg 588 676 773 883 1008
Residential sector 240 276 316 | 361 412
Housing cluster 5 6 7 8 9

TOTAL 1707 1960 2240 2560 2921
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Shopping area regquirement

In order to facilitate the calculation of area needed_&y
shops in the proposed shopping centres at different planning
unit. Three sizes of shops have been recommended based on

findings from empirical studies, as illustrated in table 4.9.

TABLE 4.9

PROPOSED SIZE OF SHOP FOR
PLANNING UNIT

PLANNING UNIT SIZE
City centre 150m°
Community centre 65m’
Residential sector 30m*
Housing clusters 24w’

SOURCE : Field survey 1996

Hence the area requirement can now be calculated using
tables 4.1 and 4.9 above.
City centre shopping area = 1492x 150m° = 22.38 hectare

60% for other facilities 33,57,
55.85 »

g

Community centre shopping area = 84 x 65m® = 0,55 hectare

60% for other facilities = 0,82
1.37 hectare
Residential sector = 20 x 30m’ = 600m? '

-

60% for other facilities = 900m"
0.15 hectare

s — e

Housing cluster shopping area = 375 - 750m®



Table 4.10 summarise the recommended planning
principles and standards for the redevelopment and planning g£
new commercial centres at different planning unit/hierarchf“for
a target population of 584112 by the year 2016.

Table 4.11 also illustrates the recommended number of each

centre for each unit for the planning periced.
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TABLE 4.10

RECOMMENDED PLANNING PRINCIPLES AND STANDARDS FOR THE PROPOSED SHOPPING CENTRES AT

DIFFERENT PLANNING LEVEL/HIERARCHY FOR TARGET POPULATION OF 584112

PLANNING UNIT

POPULATION AVERAGE DISTANCE NO OF STALLS/SHOPS TOTAL AREA TOTAL AT THE
RANGE _ IN HECTARE END OF 2016
MARKET SHOPS
City centre 584112° the whole town & 835 1482 67.32 1
beyond
Community 40 - 50,000 2 - 4km 340 84 533 12
centre
Residential 12 = 18,000 1 - 2km 50 20 0.7 20
sector
Housing 4 - 5,000 0 - 500m - 5«10 375 - 750m2 not specify
clusters depend on
demand
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TABLE 4.11

PROPOSED NUMBER OF EACH CENTRE FOR EACH UNIT FOR THE'.
PLANNING PERIOD

PLANNING UNIT 1996 2001 | 2006 2011 2016
City centre 1 1 1 1 1
Community centre Ci 8 9 10 10 =12
Residential 31 - 12 13 15 17 - 18 20
sector

Housing clusters | not specify depend on demand

4.5 DESIGH PROPOSAL
4.8:1 The general design concept
The following factors have been considered in the location

of the proposed retail centres.

i) Direction and pattern of growth of the town
The town for now and the near future will continue to grow
along these five major axis. These are: Ibadan, Ikirun, Ede,

Ilesa and Ogbomosc axis see fig. 4.1

ii) The existing administrative structure of the town

The sub division of Osogbo 1into wards or quarters,
introduced by the British in the early part of the twentieth
century, may be seen as the modern counterpart of this olderless
formal system of local grouping adopted by the 1976 local
government reform Edict (see fig. 4.2). Each ward or quarter,
representing the extent of the administrative jurisdiction of a

senior town chief. A ward consists of a varying number of
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compounds known as “Agbole”. In addition to living gquarters, a
compound or “Agbole” may include work shed for craftmen, trqdipg
stalls or local market, located in an open courtyard, name after
the chief in charge of the area.

The existence of bigger unit called “Adugbo” or community
consisting two or three wards was alsé noticed. There are also
segregated residential area, outside the native quarters upon
ethnic (Sabo) and economic or educational criteria. All these
were considered when proposing the hierarchy of commercial centre

earlier proposed in section 4.2 of this chapter,.

iii) The existing structure of commercial development

This was extensively discussed in chapter three.

iv) The population and demand for commercial facilities

The projection for the demand for commercial facilities was
summerised in tables 4.10 and 4.11. For as illustrated in the
tables, by the year 2016, there will be the need to provide one
city centre, 11-12 community centre, 20 sector centre to serve

the shopping needs of the population.

4.5.2 épatial distribution of proposed centres

Using the existing identified wards, population and its
socio economic characteristics, the town was divided into eleven
communities, in such a way that it meet with the earlier proposed
standard in table 4.1. In each of the community it is expected

that there will be one community centre and sector centres (which
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number depend on the population and the number of wards that make
up such community). This is illustrated in figures .3 IRE
proposed planning units and their population are shéwn in‘table
4.13, while the spatial distribution of proposed shopping centres

are shown in figure 4.4.
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TABLE 4:12

TABLE SHOWING THE POPULATION PROJECTION BY WARD

*

FROM 1991 ~ 2016 ;
NAME QF SUB POPULATION | POPULATION POPULATION

WARD 1991 1996 2016
1 ATARQJA A 13123 15Q66 25782
2 ATOAJA B 12097 13888 23765
3 ATAQJA C 11720 13455 23026
4 ATAQJA D 8,249 9470 16206
S ATAQJA E 3064 10406 17807
6 BABAKEKERE B 8876 10190 17438
7 JAGUN A 10156 11660 19952
8 JAGUN B B682 9968 17057
) AKOGUN A 10069 11560 ) 19782
10 AKOGUN B 9087 10433 17852
11 OTUN JAGUN A 14753 16337 28983
12 OTUN JAGUN B 9157 10513 17989
13 EKETA 9238 10606 1B149
14 ALAGBA 11599 13316 22787

15 OTUN BALOGUN 33734 38728 ‘

A&B
SOURCE Projections of the author

Local Government and
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TABLE 4.13

PROPOSED PLANNING UNIT AND THEIR PROJECTED POPULATIO,N‘

'BY THE END OF THE YEAR 2016

COMMUNITY RESIDENTIAL SECTORS AND TOTAL POPULATIQN
THEIR POPULATION OF THE COMMUNITY
1. ITA OKOLAN AREAGO 19272 i
JAGUN “B” 17057 59116
ALAGBA 22787
2. OKE BALE OTUN BALOGUN “*A" 33734 -
BARBA KEKERE 17807 51541
3.  KOLA BALOGUN EKERIN 22346
OTUIN BALOGUN *B” 32541 54887
4. ISALE OSUN ATROJA “A” 25782
ATAOJA “B” 23765 49547
5. ISBLE ARO ATROJA "D 16206 51923
BALOGUN ™C” 35717
6. 0JA OTUN JAGUN A 28,983
JACUN B 17, 989 46,972
7. BLEKUWODO ATAOJA “E 17807 40833
ATAOJA *C” 23026 .
8.  OKE FIA BALOGUN “A” 66275 66275
9.  AGOWANDE BALOGUN "B” 42892 61041
EKETA 18149
10. SRBO SARD 44,285 44,265
11.  OLUODE AKOSUN *A” 19782
AKOQGUN *B” 17057
JAGUN “A” 19950 56789




4.6 RECOMMENDATIONS e
In order that the above proposals may yield the desired

result, the following recommendations are made:

4.6.1 Co-ordinated action by the city retail planning agency

In Osogbo, like most Nigeria urban centre retail areas are
planned, controlled and managed by different government agencies,
the result. is, lack of co-ordination. Since retail area are
planned in isolation and not in the context of the whole system.
It is recommended that, for an effective and more efficient
planning of the entire retail area, there should be a forum for
proper co-ordination of activities, plans and liason among the

relevant agencies concern.

4.6.2 Modern shopping centres

It is also recommended that the propo;ed new commercial
centres, at the community and residential sector level, should
be inform of wéll planned modern shopping centres or retail
complexes. No longer in form of market or shopping streets. As
was the case o©of Agbowo shopping complex in Ibadan. These
shopping centres, depending on the purchasing power of the
resident of the community, should consist of shopping units,
department stores, a block of offices, grocier’s shops and cther

speclialised stores.
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4.6.3 Integration of the proposals with the existing centres

In view of the proposal for redevelopment of Ehe exist&qg
commercial area. It i1s recommended that the existing local
markets should be upgraded to a sector centre in the wards they
are located, whereas the shopping complexes can effectively
operates as a shopping cluster within the residential
neighbourhood they are found. However the major market can also

be upgraded to a community centre.

4.6.4. Shopping clusters

It is recommended that the Osun State Capital Development
Authority should study and identify areas where there are need
to provide such facilities. In such areas the Authority should
design and construct chain of shops that are in harmony with the
existing and future development. These can be rented out. But
if the Authority can not undertake the development, it should
alternatively provide a standard design to any interested person
or organisatibn.
4.6.5:. Development Plan for the t;wn

The ;ack of a Physical Development FPlan to guide the general
development of the town has also contributed to the haphazard-
nature of location, neglect and unco-ordnated planning of the
commercial growth in the town. Hence there_is the need for a
physical development plan that will guide the development of the
town, since the piece meal approach adopted is not yielding the

desired result.



5.0 GUIDELINES FOR IMPLEMENTATION AND MANAGEMENT

The value of any physical planning proposal lies not only
in fashioning strategies, but also on the implementation of
design policy measures. No matter how lofty the measures are,
they are ineffective if not adequately or efficiently
implemented. However, the successful implementation of a
proposal depends to a large extent, on the availability of funds,
public participation, competent and capable management back up

by necessary legal instruments.

5.1 MANAGEMENT

Study conducted revealed that some of the major problems
associated with the provision and distribution o¢f commercial
facilities in the town are related to the lack of an effective
management within which the planning and execution of various
development is carried out.

Toward this end, it is suggested that a committee be set up
at the state level, which membershop should be an integrated body
involving representatives of Osun State Capital Development
Authority, Local Government Councils, Osun State Property
Development Corporation, Ministry of Works and Housing, Chamber
of Commerce, Traders Associations and Private Sector
Organisations.

The function of the body among others would be:

1) To evolve new commercial policies



ii) To review report on commercial policy implementation and
evolve ways of ensuring progress

iii)'To consider financial matters
To ensure the effectiveness of the above committee, it would

be necessary to create an Implementation Sub Committee wihtin Osun

State Capital Development Authority. Which by law is responsible

for development control within the town, and the two local

government councils that make up the town. The functions of the
sub committee among others would be to:

i) To implement broad policies and programme

ii) Reappraise and advise on project

iii) Provide technical and management advice to local éovernment
on matters connected to commercial development ‘

iv) Acquire site and prepared planned for the proposed new
shopping centres in collaboration with the two local
governments.

The emoticn that will be generated., as a result of
redevelopment of the existing commercial area, through such
measures, as the demolition of kiosks and stalls, displacement of
traders and prohibition of street trading. Make it necessary for
the authority tc involve the citizens in all it proposed action.
This should be done by not only allowing some of them to serve on
the various committee, but to also effectively and systematically

educate them on the need for all the measures that would surely

affect them.



5.2 FINANCE

A project of this nature requires huge capital which calls

i a
for the financial investment from both the public and privat’e
sectors. In view of the dwindling government revenue there is the
need to encourage the participation of individuals, communities
and other organisation in the private sector of the economy in the
provision and managment of commercial facilities. However, the
participation of the private sector in the provision of these

facilities should be carried out within the framework of guidlines

provided by the authority.

5.3 PHASING PROGRAM
For practical purposes, short term and long term phasing of

the implementation programme was adopted.

Short term . up to 2001
Long term = 2002 - 2016
5. 3:% Short ‘Term Measures
ij This will include the rehabilitation or redevelopment of the

existing retail area by providing necessary ancilliary
facilities.

ii) Upgrading of those centres that will serve as sector centre
by comprehensively redevelopment of such centres.

iii) Identification of areas within the town that need shopping

facilities at Housing clusters level.
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5.3.2 Long Term Measures

i) _Acquisition and compensation for the land required for EP?
development of new shopping centres.

ii) Preparation of standard layout and adoption of standard plans
for the various structure proposed in the new and existing
shopping centres.

iii) Provision of ancillary facilities

iv) Censtruction

5.4 CONCLUSION

The thesis has extensively discussed the nature and form of
commercial development in Osogbo. It has offered relevant
solutions énd guidelines deemed fit for most of the problems
identified. In proposing the measures, it hgs taken account of
the fact that there will be increased need for retail facilities
as a result of continue growth in population and increasing
residential distance from the available facilities. Couple with
the increasing participation by the inhabitant in the distributive
trade. By the;e measures, the commercial area would be able to
serve their intended and subsidiary purposes.

However, this cannot be achieved unless there is provision
for adequate facilities as well as adherence to planning
principles, rules and regulations evolve by the government. The
various level of government are therefore advised to stand to the
challenge, to see that no retail outlet in the future is designed
or constructed without the provision of basic infrastructural
facilities; wtich are essential to a really and an efficient

shopping enviranment.
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In conclusicon, it is the author’s sincere hope that the

proposal 1f adopted would accelerate the provision of the basic

~.

needs in the market/shopping centre at a much cheaper rate and
bring them within the reach of the small traders who at present

contributed to most of the problem identified in commercial area.
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- AFPENDIX A

PLANNING FOR COMMERCIAL DE VELOPMENT

IN 0SOGBO

QUEITTONATRT (COMMON TO THE ENTIRE COMMERCIAL AREA)

Mzme of ™estionsire
Fame of Rerpondent(s)
Dete of Tnterview
Time
I. Iﬂ,":[""'—';-"'T‘
1 Name of Cenfres-—-— — — — — R ———
2. loeation (Sensegvyard})
3. Yenr of Eciablighment
h. Iype and period of operation
1.1 Daily Centre
{(2) Teyor Tdight _ _
(b) Tay ard Picht _ _ _ _ _
1.2 Periodic.Centxe
(2) Market Togerval 1 _ _ _ _ _ days .
5. Ownership of- Centfe -
5.1 Privote ( )
5.2 Pablie )
(2) torurity ( )
(b) Zouncil ( )
(c) Stote Sovernment ( )
(@) coporate body )
(e) Other Specify ( )
6. Levy -~ Rent {
Free (
nte )
i 1L &5 PRI CHI RO SPICT
7. Site aree in Pectares _ _ _ _ _ _ _
8. Area éaveloped /

Toporrorhy or Terrnin Type
flat ( )
Tolling | )
nilly )



10. Dreincre Type
" 10.1 Cpen { )
Covered ( )
(a) Fipe drains ( )
(b) Concrete Slab cover
10.2 Nene

11. Physical Poundary

fence { )
Residential Buildins ( )
lione . ( )
12. Set back from Centre line of the abutting road _ _ _ _ metres

13. Mmber of Sepfate blocks _ _ _ _ _ _ _ _ _ .
1. Crganisation of the blocks
Laid out but noi planned ( )
Plonned ard laid out ( )

15, Fature of Puildin/ blocks
Perranent )
Temporary ( )

16. Yalling Material

Concrete blocks ( )
Stone ( )
Mad “ells ( )
(1) Plastared ( )
(ii) Un plastered ( )
Timber ( )
Other Specify ( )
17. Roofing Paterirls
Asbestors sheet _ _ _ __ _ _ _ _ _
Galvenised Irom gheet _ _ _ _ _ _ _
Thateh _ _ __ _ _ _ _ . _
Others (specify) _ _ _ _ _ _ _
18, Typec of Waicblishment Fumber
Lock up Stalls ( )
Open Stalls ( )
Open air tradine ( )

Totz2l Fumber



19. lmmber of St11ls Aevoted to varions “orrodition

Types of Commodities Yo, of Sellinr Units % of Total -

Food Stuffs .
Fevernres and Fouse hold reods
Textilar, apparel nnd foot wo-rs
Electrical roode

Puildin~- Materials »nd furniture
Tools and Spare parts

Books and Siationery

Drupss and Phermeceuticnls

Hative herbs and ~1lird Haterials
Service traders
Cther (Specify)

Total

ITI. UTILITIRG Ai™M SRRYTCDS
20. VWater Supply
(2) Available
Tyves I'umber
Streann )
Tublic foucets ()
Yell ()
Other Srecify ( 3
(b) EQIR
21, Toilet freilities

— e ——— —

(a) Types Tumber
Vater Closet )
Pit holen ( ) 5, o AP TBES 59
Rucket System ( )
Other (Specify) ( Y o
(b) Mone

22. Nefure Pumps
(a) Types Size
Incinarators (

Refuae depots

Other (Tpeecify) (

I'umber provided (

—_— e — = — — —

—— S aee e e e e

N N N

(b) None



23, Elecirical Connectiion
(a) Available
Frivate
Public

~~ e e~ e~
T e ™ I

(b) DNot available

2. Paxking Space
Types Size in sg metres

On Street parking ( ) o e e -
Off Street parking  ( S = T e R
Car park ( ) e e - —
Truck park ( ]  osmeeeemmseseiiediin

No of parking space at a time

Occupancy (Kumber)

Not provided ( )

25. Fire hydrants/station
Available ( ) Fumber
Not Available

IV. SOCTIAL CHARACTERISTICS
(A) TRADERS

26. Kame of Market
27. Traders' place of Crigin
27.1 In Osogbo ( )
Less than 1 km ( )
1 -3 kn ( )
Above 3km ( )
27.2 Out side Osogbo
Less than 10km
10 - 20km (
' 21 - 30km (
31 - LOkn (
over l0km (

e R

' 28. Mode of tronsport of traders to the market
By foot
By Bicycle
Motocycle
Taxis/Pus

Truck/Lorry

Pl el e =
i T .

Private Car



29.

.30,

3.

32,

33.

3.
35.

36 .

37.

34.

Mode of Conveyance of Commodities
Head load
Push Cart
Bicycle
Motocycles
-Cémmeréial 7ehicle

Private Vehicle

Gex
Male . ) Female )
Ape group “ .
Below 30years ( )
31 - 55 years (
Abave 55 years { )

Bducational level

Primary School ( )
Secondary School 2nd above ( - )
Il1letrate  ( )

Mode of display
Lockable Stells
Open S{olls
Hawking - .
Make Shift

P T W N
S et et e N

Bare Ground

Seurce of Stocks
Do you belong to any Cooperative or Union
If Yes  Yame ( }
"~ fer hov Yeng )

— e A s et e mw

Have S5talls in other Markets
If Yes HNHame of the Market
No

Daily Salez or turn over

(B) SIOPFFRS
Distance travelled by Shorners
YWithin Cmogbo
Less thon 1% { )
1 = 3km

Above Ikm. ' "4 744 99



Mutzirde Osorbo

Legse than 10km S o "';{'.jf.g'

10 - 20k
20 - 30km
31 - L4Okn
Cver WOkn

o

PPN

v
LI
e+
—
S

e b FTL

Lie proup

Trlow 30 years { ) 31 -58%rs () Above 55 yrs (
Tducutionnl Yevel

I1literate { )}

Priwanry ( )

Secondary and ntove [ )

Hode of trensport
Ny Teoot
Picyelr
Fotocvela
Commercin] wehicle

Priviote g

RYmRLT,

COATTAMION GO VOnINIe Qr wrtnous oy AETVYITIE O COHLoDITY SOLD

YIRS OF COPmOnITY e, O Mm NO. OF WOMEN

Tonds Stuffs

Peverores ond ovschold roods
feowilne 5ppnrc1 and Footuesrs
Flectrienl. roadg

Puitd Ly ﬁnkoriHTt sid Furei tuve
Tools 1l Cp~ye parts

Focks and "totionery

Drurs and Fhrorneenticala

I'ative herbe ond #11ied Tatarinls

Nervicea tpades

POTAT,

[ AL L e ..



Il MAP_-SHOWING EXISTING .LAND-USE AT I —
OLUODE MARKET O OO | OPEN AIR TRADING SPOT .
. - | F——| MaRKET BOUNDARY
A v ———_-|ROAD AND STREET " e,
————|Foo1 PATH
/ \ O OO| TREES
P j © |water fFaucer
1 _ — .
) _nmw,cmsz_.ll\..._ “\m\ i .k_ [ m”w__ﬂﬂom
) TEHTEBEeAL I S
; T——=cCC 0/00 w \ ./...f. | \j//.v :
# D,. /O%— H—ﬂ /\zv .!-........,.. —.\.\wg
ey ux ~=00| >l - S 0 :
/ § o~ o L ﬂ m
L B 000188 A e _.%
_M,_ .,oyo —To 0126 _— h,.../.AvA_v e
= h!_.mc,wf ool o f\\u 00\ ,\/
@ Gy Q) OD_ el O edet ﬂ.\ Land-use Analysis
11 Hr ,‘%F._. ,JOO_ P m OOOOD . R TYPE " AREA COVERDIPERCE N
O Clo <% o d .z-HU \ v — Commercial 0-55hect. | 66.11
T O oW ol | O[] = :
i \_.__ﬁ.ﬂ B O 7/ / -.qOO.NG quﬂlﬁl Residential o1 - 18-85
w M ey i J p wn_.fn_n..:.can B-0% ™ - 3-33
W = ! Road and Street _045 > 16 67
g z : o _. TOTAL 0's0C " 16000
o | |
e i i 2 m .. p z
E 5& / SCALE 111250
__ - <l .
: SHITTU
Flill.{rl..sl. ———— ey ey e Y e, . - — — |].iz




APPEND IX C

- —
e

QRISUNBARE MARKET: PROPOSED REDEVELOPMEN e

PLAN EXISTING MARKE! SRUCTURES

proe s ===+ | MARKE T BOUNDARY

¥, 9.2 |ORGANISED OPEN SPACE

€ |wATER FaucET

9] ELECTRIC POLES

TL TOILET

PRORg PP |POLICE POST
Pus, . RID REFUSE DUMP
From Grurms me..,mmn | LR A | SET BACK
/_ O....mm...wdm
/ w\\
]
| | Preposed Land use Analysis
_ TYPES IAREA COYERPERCENT
m.nﬁnm”a_.\onwm \\\__ NW.;. w@ [lCommercidl n.w_rm.n_. .,__M.Mmo
/AR, NN com tons oo [ o
PN NS\ .
\ \\\\J %/VNMV//V/ /// /////lmm/ﬂ_
Ay M///////////// Vit
/S Y //r,,,w _ . "
[ e EaSS IJ//W/MWVW/%VWQM . | M
— .@.IU{ _ ;
\__ General i _
\ : muonmﬂ__:n_rgd"]n.u[wul_ Fl6URE
I X HO TM_
_mﬂfr...aﬂﬂ.& m_
m ] u._.m__ /._. m_
5l K
E <] 1 _




OLUODE MARKET: PROPOSED REDEVELOPMENT

PLAN

Notations

All St Church st

e —

RESIDENTIAL

APPENDIX D

b i
- —— — —

RESICENTIAL

o_con.nl.w, e A

00O JOPEN AIR TRADING

SPOT

= —*=| MARKET BOUNDARY

— ——|"ROADS (EXISTING)

o 7 & LSHRURBS

© |[water FauceT

$  |sHmine

R LOCK UP STALLS

opP OPEN STALLS

R/D  |REFUSE DUMP

TL TOILETS

O TELERPHONE POST

ELECTRIC POLE

| CRGANISED OPEN 5P ACE

EXISTING SHOPS

Proposed Land-use Anaglysis

TYPES

REA COVERPERCENT]

Commercial

0.61hect |6§7-78

TOTAL

Organised Open space | G-04 L.Lg
Community focitities |} GO5 ™ w.wm|_
Walkways Roadsf Parky 0-2C°" 22 mul.._

0.90rect.J OO OO

SCALE™ 171250

N

SHITTU




